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The project is a request for a Land Use Permit to allow construction of a new approximately 2,000 gross 
square foot single-family dwelling with 823 square feet of covered porch area, an 800 gross square foot 
guesthouse with a 100 square foot covered porch, a 2,200 gross square foot storage barn (“Barn 1”), and 
an 864 gross square foot storage barn (“Barn 2”). The single-family dwelling will have a maximum height 
of 19 feet above existing grade, the guesthouse will have a maximum height of 16 feet above existing 
grade, Barn 1 will have a maximum height of 16 feet above existing grade, and Barn 2 will have a maximum 
height of 19 feet above existing grade. One new above-ground 5,000-gallon water storage tank is 
proposed for fire protection. Three underground 5,000-gallon water storage tanks are also proposed for 
domestic use and fire suppression. The proposed project will result in approximately 18,200 square feet 
(0.42 acres) of site disturbance, including approximately 100 cubic yards of cut and 240 cubic of fill. Water 
services will be provided by an existing private well located southwest of the proposed dwelling. As part 
of the project, a new 2-inch, above-ground water supply line will connect the existing well to the three 
5,000-gallon, underground water storage tanks located adjacent to Barn 1. The proposed water line will 
follow exposed bedrock and avoid native plants. An underground 2-inch water supply line will connect 
the storage tanks to the dwelling and guest house. Sanitary service will be provided by a new private septic 
system. Fire protection will be provided by the Santa Barbara County Fire Department. 
 
Access will be provided from an existing private 12-foot wide all-weather gravel driveway that will be 
improved as part of the project. The private driveway is approximately 954 feet long and connects to a 
private roadway easement commonly known as “Pennsylvania Avenue”, which connects to Refugio Road. 
Proposed driveway improvements include a new all-weather gravel turnout area and an approximately 
50-foot paved section in an area where the existing slope is 15 percent. Surface materials for all other 
portions of the existing driveway will remain as all-weather gravel. In addition to construction at the 
proposed building site, the project will include vegetation clearance for fuel modification purposes, in 
accordance with Santa Barbara County Fire Department requirements, as follows:  

¶ 10 feet of vegetation clearance along both sides of access road 

¶ Between 0-30 feet from structures: irrigated landscaping and complete removal of existing 
vegetation with the exception of individual native trees that will be maintained 

¶ Between 30-100 feet from structures: mosaic clearing of vegetation 
The project will include approximately 4,715 square feet of new landscaping. Two (2) Coast live oak trees 
(Quercus agrifolia) are proposed for removal, and four (4) will have significant impacts to the critical root 
zone. Removed and significantly impacted trees will be replaced on the subject property at a minimum 
ratio of ten 5-gallon replacement trees per one tree removed. An additional 31 protected trees located 
along the existing access road will be pruned in varying amounts in order to provide 10 feet of vegetation 
clearance along both sides of access road for emergency vehicle access. All 31 trees are expected to be 
preserved in place with less than 20 percent encroachment into the critical root zone. Remaining mature 
native oak trees on the property will be protected during construction with tree protection fencing placed 
at six feet from the tree dripline. Project implementation will also result in the removal of and isolated 
0.30-acre patch of purple needle grass (Stipa pulchra) grassland within and adjacent to the proposed 
building site, as well as removal and/or pruning of approximately 0.26 acres of Refugio manzanita 
(Arctostaphylos refugioensis) chaparral along the existing access road. These plant communities are 
considered environmentally sensitive habitat under the Gaviota Coast Plan and onsite replacement will 
be necessary to mitigate for the loss of this habitat. Purple needle grass grassland shall be replaced onsite 
at a ratio of 2:1. Mixed Refugio manzanita chapparal shall be replaced onsite at a ratio of 3:1. All proposed 
structures will be located at least 100 feet from the outer edge of mapped riparian environmentally 
sensitive habitat areas. 
 



Moore Ranch New SFD, Guesthouse, and Barns 
Case Nos. 20LUP-00000-00040 and 22NGD-00000-00009 August 17, 2022 
Draft Mitigated Negative Declaration Page 2 

 

Stormwater run-off will flow away from the proposed structures through several new earthen swales. An 
existing unpermitted culvert, which is located west of the proposed dwelling and runs under the existing 
well access road, will be permitted and expanded as a part of the project. The expansion includes 
replacement of the single 18-inch culvert with two 18-inch culverts. 
 
The project site is located on a 92.2-acre parcel, zoned AG-II-100, and shown as Assessor's Parcel Number 
(APN) 081-040-044, located at 2389 Refugio Road in the Gaviota Coast Plan Area, Third Supervisorial 
District. 
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The project site is located at 2389 Refugio Road, known as APN 081-040-044, in the Santa Ynez Mountains, 
near the Gaviota Coast of southern Santa Barbara County. The project site is located south of Forest Route 
5N 19 and a private roadway easement commonly known as Pennsylvania Avenue, and approximately 0.7 
miles west of Refugio Road. Regional access is provided from Highway 101, which connects to Refugio 
Road approximately six miles south of the project site. The project site is bounded on all sides by parcels 
zoned AG-II-100 that are developed with low-density single-family dwellings and associated agricultural 
uses.  
 

2.1  Site Information 

Comprehensive Plan 
Designation 

Inland, Rural, Agricultural II-100 (minimum parcel size of 100 acres) 

Zoning District, Ordinance Zoning Ordinance: County Land Use Development Code (LUDC) 
Zone: AG-II-100 
Minimum Lot Size: 100 acres 
Applicable Overlay Designation: Environmentally Sensitive Habitat (ESH) 

Site Size 92.2 acres (gross) 

Present Use & 
Development 

Undeveloped/Vacant 

Surrounding Uses/Zoning North: AG-II-100; A private road commonly known as Pennsylvania 
Avenue, with single-family dwellings and associated agricultural uses 
beyond, including the Reagan Ranch  
South: AG-II-100; Single-family dwellings and associated agricultural uses 
East: AG-II-100; Single-family dwellings and associated agricultural uses 
with Refugio Road beyond  
West: AG-II-100; Single-family dwellings and associated agricultural uses 

Access Private driveway off of a private roadway easement commonly known as 
Pennsylvania Avenue, which connects to Refugio Road. 

Public Services Water Supply: Private Onsite Well  
Sewage: Private Septic System 
Fire: Santa Barbara County Fire Department 
Police Services: Santa Barbara County Sheriff’s Office 
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3.1 PHYSICAL SETTING 
 
Slope/Topography: The subject property is one of several private inholdings within the Los Padres National 
Forest and is located just south of the crest of the Santa Ynez Mountains, between approximately 2,080-2,250 
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feet above mean sea level. The existing access road leading to the project site descends south to the project 
site from Pennsylvania Avenue, and is moderately sloping with a maximum slope of 15 percent. The existing 
topography of the location for the proposed structures is generally flat and is one of the only level areas on 
the parcel. 
 
Flora: The project site supports a total of 12 vegetation communities and land cover types that are generally 
classified as grassland habitat, woodland habitat, scrub habitat, or disturbed/non-vegetated area. The specific 
vegetation communities are as follows: 
 

General Habitat Vegetation Community Acres 

Grassland Purple Needle Grass Grassland 0.30 

Woodlands Coast Live Oak Woodland (Upland) 0.35 

Coast Live Oak Woodland (Riparian) 0.66 

Coast Live Oak – Madrone Woodland 0.33 

Coast Live Oak/Greenbark Ceanothus 0.83 

Scrub Chamise Chaparral Shrubland 1.63 

Mixed Refugio Manzanita Chaparral 0.38 

Greenbark Ceanothus Shrubland 0.39 

Greenbark Ceanothus – Big Pod Ceanothus Shrubland 0.65 

Scrub Oak – Southern Mixed Chaparral Shrubland 0.94 

Scrub Oak – Chamise Chaparral Shrubland 0.34 

Disturbed Non-Vegetated 0.66 

 
The California California Natural Diversity Database (CNDDB), California Native Plant Society (CNPS) Rare 
and Endangered Pant Inventory, and the United States Fish and Wildlife Service (USFWS) identify 46 
special-status plant species that have been documented within the region. The literature review 
completed for the project’s Biological Assessment Report, dated October 2021 (see Attachment 3) 
determined that 30 special-status plant species have the potential to occur at the project site, based on 
habitat suitability and elevation of the survey area.  During botanical surveys conducted by Dudek 
biologists in July 2019, May 2020, and July 2020 the only special-status plant species observed was Refugio 
manzanita. 
 
Fauna: During biological surveys conducted by Dudek biologists in June/July 2019, May/July/November 2020 
and August 2021 biologists observed 29 species of wildlife either directly or through signs, including 20 bird 
species, three mammal species, two reptile species, and three invertebrate species. The literature review 
completed for the project’s Biological Assessment Report, dated October 2021 (see Attachment 3) 
determined that 24 special-status wildlife species have the potential to occur at the project site. Only three 
of these species have at least a moderate potential to occur in the survey area: Blainville’s horned lizard 
(Phrynosoma blainvillii), coast patch-nosed snake (Salvadora hexalepis virgultea), and San Diego desert 
woodrat (Neotoma lepida intermedia).  Additionally, the parcel is located within area that has been 
designated as Final Critical Habitat for California red-legged frog (Rana draytonii), a federally threatened 
species. 
 
Archaeological Sites: A Phase I Archaeological Survey was conducted for the proposed project. No previously 
undocumented archaeological resources, historical resources or unique archeological resources were 
identified within the project area and the potential to find unknown archaeological resources is considered 
low. 
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Soils: The soils on the project site are classified as Maymen stony fine sandy loam with 15 to 75 percent slopes 
and Maymen rock outcrop complex with 50 to 100 percent slopes according to the U.S. Department of 
Agriculture Natural Resources Conservation Service (NCRS 2017). The proposed structures will be sited in a 
location with underlying Maymen rock outcrop complex. This soil type is characterized as well drained with 
rapid surface runoff and high wind and water erosion hazard. The soil suitability rating for single-family 
dwellings on this soil type is very limited. 

Surface Water Bodies (including wetlands, riparian areas, ponds, springs, creeks, rivers, lakes, and 
estuaries): Three intermittent unnamed streams cross over the subject parcel, flowing from north to south, 
as shown on the United States Geological Service (USGS) National Hydrography Dataset (NHD). Only one of 
the intermittent streams has the potential to be directly impacted by the proposed project, including 
redesign/replacement of an existing unpermitted culvert where a well access road crosses the intermittent 
stream. There are no lakes or other surface waters within 1,000 feet of the project site. No portion of the 
subject parcel is within the 100 year flood zone. 
 
Existing Structures/Roads: The subject parcel is currently vacant. There are several existing 
unpaved/unimproved agricultural roads that provide vehicle access to a limited number of areas on the 
parcel, including to the existing private well. There are two unpaved entrance points to the parcel from 
Pennsylvania Avenue, including the existing access road that will provide access to the proposed project. 
 
3.2 ENVIRONMENTAL BASELINE 

The environmental baseline from which the project’s impacts are measured consists of the physical 
environmental conditions in the vicinity of the project, as described above.  

пΦл th¢9b¢L![[¸ {LDbLCL/!b¢ 9CC9/¢{ /I9/Y[L{¢ 

The following checklist indicates the potential level of impact and is defined as follows: 

Potentially Significant and Unavoidable Impact: A fair argument can be made, based on the substantial 
evidence in the file, that an effect may be significant. 

Significant but Mitigable: Incorporation of mitigation measures has reduced an effect from a Potentially 
Significant Impact to an Insignificant Impact. 

Insignificant Impact: An impact is considered adverse but does not trigger a significance threshold.  

No Impact: There is adequate support that the referenced information sources show that the impact 
simply does not apply to the subject project. 

Beneficial Impact: There is a beneficial effect on the environment resulting from the project. 

Reviewed Under Previous Document: The analysis contained in a previously adopted/certified 
environmental document addresses this issue adequately for use in the current case and is summarized in 
the discussion below.  The discussion should include reference to the previous documents, a citation of the 
page(s) where the information is found, and identification of mitigation measures incorporated from the 
previous documents.   
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Will the proposal result in: 

Potent. 
Signif. and 
Unavoid. 

Significant 
but 

Mitigable 

 
Insignif. 

No 
Impact / 
Beneficial 

Impact 

Reviewed 
Under 

Previous 
Document 

a. The obstruction of any scenic vista or view open 
to the public or the creation of an aesthetically 
offensive site open to public view?  

  

 X 

 

b. Change to the visual character of an area?     X  

c. Glare or night lighting which may affect 
adjoining areas?  

  
X  

 

d. Visually incompatible structures?     X  

 
Existing Setting: The project site is located approximately 0.7 miles west of Refugio Road and 
approximately 4.5 miles north of Highway 101, in the Gaviota Coast Plan Area. The rural character of the 
Gaviota Coast Plan Area is one of a working agricultural landscape nestled between the mountains and 
the sea. Agriculture, from grazing to row crops and orchards, has been historically prominent and 
continues to define the character of the area. Public views in this area of the Santa Ynez Mountains and 
ocean are generally unimpeded and unfragmented. Residential and agricultural structures that are visible 
from public viewing areas are relatively few and generally of modest size, simple, and functional. The built 
environment is largely subordinate to the scenic natural features and pastoral qualities of the Gaviota 
Coast. The project site was strategically positioned on the subject parcel in an area that minimizes grading 
quantities and in an area that is not visible from any public viewing areas due to intervening topography 
and vegetation. 
 
County Environmental Thresholds: The County’s Visual Aesthetics Impact Guidelines classify coastal and 
mountainous areas, the urban fringe, and travel corridors as “especially important” visual resources.  A 
project may have the potential to create a significantly adverse aesthetic impact if (among other potential 
effects) it would impact important visual resources, obstruct public views, remove significant amounts of 
vegetation, substantially alter the natural character of the landscape, or involve extensive grading visible 
from public areas.  The guidelines address public, not private views. 
 
Impact Discussion:  
 
(a-b, d) No Impact: No project components, including proposed structures and land alterations will be 
visible from any public viewing place, such as roads, highways, railroads, public and other open spaces, 
trails, beaches, or other recreation areas. Structures are visually compatible with the rural character of 
the Gaviota Coast Plan Area and the project does not adversely alter the character of the landscape or 
topography. The proposed project was reviewed and granted final approval by the Central Board of 
Architectural Review (CBAR) on September 17, 2021 under Case No. 20BAR-00000-00008. All structures 
are in compliance with LUDC Section 35.62.040 (Ridgeline and Hillside Development Guidelines). 
 
(c) Insignificant: Pursuant to the Gaviota Coast Plan Design Guidelines for lighting, exterior lighting shall 
be minimized and shielded to reduce impacts on nocturnal ecosystems and night sky access. Illumination 
of trees, landscaping, and building facades is not permitted. Where walkway and/or driveway lighting is 
deemed necessary for safety reasons, zero cut-off fixtures shall be used. Interior lighting emission should 
be low-level and carefully planned to prevent exterior light spread (i.e. ‘lantern effect’). The project will 
include minimal exterior lighting to provide light near structure doorways for safety purposes. All 
proposed light fixtures shown on the project plans were reviewed and approved by CBAR under Case No. 
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20BAR-00000-00008. Adherence to Gaviota Coast Plan Design Guidelines for lighting will effectively 
mitigate any impacts associated with increased lighting from the proposed project, including avoidance 
of excessive lighting and glare. 
 
Cumulative Impacts: The implementation of the project is not anticipated to result in any substantial 
change in the aesthetic character of the area since structures will not be visible from public viewing areas 
and proposed exterior lighting is in compliance with the Gaviota Coast Plan requirements for exterior 
lighting.  Thus, the project will not cause a cumulatively considerable effect on aesthetics.  
 
Mitigation and Residual Impact: With the implementation of existing policy, impacts would be less than 
significant. Therefore, no mitigation is necessary and residual impacts would be less than significant. 
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Will the proposal result in: 

Poten. 
Signif. 
and 

Unavoid. 

Significant 
but 

Mitigable 

 
Insignif. 

No 
Impact / 
Beneficial 

Impact 

Reviewed 
Under 

Previous 
Document 

a. Convert prime agricultural land to 
non-agricultural use, impair agricultural land 
productivity (whether prime or non-prime) or 
conflict with agricultural preserve programs?  

   
 
X 

 

b. An effect upon any unique or other farmland of 
State or Local Importance? 

   X 
 

 

 
Impact Discussion: 
 
(a-b) No Impact: The project site does not contain a combination of acreage and/or soils which render 
the site an important agricultural resource. There are no agricultural activities currently occurring on the 
parcel that would be disturbed by the proposed project, and the project will not impact any neighboring 
agricultural operations. There are no prime soils located on the subject parcel and the parcel is not under 
an agricultural preserve contract. 
 
Cumulative Impacts: The County’s Environmental Thresholds were developed, in part, to define the point 
at which a project’s contribution to a regionally significant issue constitutes a significant effect at the 
project level. In this instance, the project has been found not to exceed the threshold of significance for 
agricultural resources. Therefore, the project’s contribution to the regionally significant loss of agricultural 
resources is not considerable, and its cumulative effect on regional agriculture is insignificant.  
 
Mitigation and Residual Impact: No impacts are identified. No mitigations are necessary.  
 
 
 
 
 
 
 
 
 



Moore Ranch New SFD, Guesthouse, and Barns 
Case Nos. 20LUP-00000-00040 and 22NGD-00000-00009 August 17, 2022 
Draft Mitigated Negative Declaration Page 7 

 

пΦоŀ !Lw v¦![L¢¸ 

 

Will the proposal result in: 

Poten. 
Signif. 
and 

Unavoid. 

Signif. 
But 

Mitigable 

 
Insignif. 

No 
Impact / 
Beneficial 

Impact 

Reviewed 
Under 

Previous 
Document 

a. The violation of any ambient air quality standard, a 
substantial contribution to an existing or projected 
air quality violation, or exposure of sensitive 
receptors to substantial pollutant concentrations 
(emissions from direct, indirect, mobile and 
stationary sources)?  

  X  
 

 

b. The creation of objectionable smoke, ash or odors?    X   

c. Extensive dust generation?    X   

 
County Environmental Thresholds: Chapter 5 of the Santa Barbara County Environmental Thresholds and 
Guidelines Manual (as revised in January 2021) addresses the subject of air quality. The thresholds provide 
that a proposed project will not have a significant impact on air quality if operation of the project will: 
 
¶ emit (from all project sources, mobile and stationary), less than the daily trigger for offsets for 

any pollutant (currently 55 pounds per day for NOx and ROC, and 80 pounds per day for PM10);  
¶ emit less than 25 pounds per day of oxides of nitrogen (NOx) or reactive organic compounds (ROC) 

from motor vehicle trips only;  
¶ not cause or contribute to a violation of any California or National Ambient Air Quality Standard 

(except ozone);  
¶ not exceed the Air Pollution Control District (APCD) health risk public notification thresholds 

adopted by the APCD Board; and 
¶ be consistent with the adopted federal and state Air Quality Plans. 

 
No thresholds have been established for short-term impacts associated with construction activities.  
However, the County’s Grading Ordinance requires standard dust control conditions for all projects 
involving grading activities.  Long-term/operational emissions thresholds have been established to 
address mobile emissions (i.e., motor vehicle emissions) and stationary source emissions (i.e., stationary 
boilers, engines, and chemical or industrial processing operations that release pollutants).   

 

Impact Discussion: 
 
(a-c) Insignificant: The project will not result in significant new vehicle emissions (i.e., new vehicular trips 
to or from the site will be fewer than 100 Average Daily Trips). It will not involve new stationary sources 
(i.e., equipment, machinery, hazardous materials storage, industrial or chemical processing, etc.) that 
would increase the amount of pollutants released into the atmosphere. The project will also not generate 
additional smoke, ash, odors, or long term dust after construction. The project’s contribution to global 
warming from the generation of greenhouse gases would be negligible. 
 
Short-Term Construction Impacts.  Project-related construction activities will require grading that has 
been minimized to the extent possible under the circumstances. Earth moving operations at the project 
site will not have the potential to result in significant project-specific short-term emissions of fugitive dust 
and PM10, with the implementation of standard dust control measures that are required for all new 
development in the County. 
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Emissions of ozone precursors (NOx and ROC) during project construction would result primarily from the 
on-site use of heavy earthmoving equipment. Due to the limited period of time that grading activities 
would occur on the project site, construction-related emissions of NOx and ROC would not be significant 
on a project-specific or cumulative basis. However, due to the non-attainment status of the air basin for 
ozone, the project should implement measures recommended by the APCD to reduce construction-
related emissions of ozone precursors to the extent feasible.  Compliance with these measures is routinely 
required for all new development in the County. 
 
Long-Term Operation Emissions.  Long-term emissions would result from project-generated vehicle trips 
and stationary sources (i.e. natural gas usage). Long-term emissions are typically estimated using the 
California Emissions Estimator Model (CalEEMod) computer model program. However, the proposed 
project, which includes one single-family dwelling, is below threshold levels for significant air quality 
impacts, pursuant to the screening table maintained by the Santa Barbara County APCD. Therefore, the 
proposed project would not have a potentially significant long-term impact on air quality.   
    
Cumulative Impacts: The County’s Environmental Thresholds were developed, in part, to define the point 
at which a project’s contribution to a regionally significant impact constitutes a significant effect at the 
project level. In this instance, the project has been found not to exceed the significance criteria for air 
quality. Therefore, the project’s contribution to regionally significant air pollutant emissions is not 
cumulatively considerable, and its cumulative effect is insignificant.  

 

Mitigation and Residual Impact: The project would not result in significant project-specific long-term air 
quality impacts with implementation of standard APCD control measures. No mitigation measures are 
required. 

4.оō !Lw v¦![L¢¸ π GREENHOUSE GAS EMISSIONS 

Greenhouse Gas Emissions - Will the project: Poten. 
Signif. and 
Unavoid. 

Signif. 
But 

Mitigable 

 
Insignif. 

No 
Impact / 
Beneficial 

Impact 

Reviewed 
Under 

Previous 
Document 

a. Generate greenhouse gas emissions, either 
directly or indirectly, that may have a significant 
impact on the environment? 

  

X  

 

b.    Conflict with an applicable plan, policy or 
regulation adopted for the purpose of reducing 
the emissions of greenhouse gases? 

  

 X 

 

 
Existing Setting:  Greenhouse gases  (GHG) include carbon dioxide (CO2), methane (CH4), nitrous oxide 
(N2O), hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), sulfur hexafluoride (SF6), and nitrogen 
trifluoride (NF3) (California Health and Safety Code, § 38505(g)). These gases create a blanket around the 
earth that allows light to pass through but traps heat at the surface, preventing its escape into space. 
While this is a naturally occurring process known as “the greenhouse effect,” human activities have 
accelerated the generation of GHG emissions above pre-industrial levels (U.S. Global Change Research 
Program 2018). The global mean surface temperature increased by approximately 1.8°F (1°C) in the past 
80 years, and is likely to reach a 2.7°F (1.5°C) increase between 2030 and 2050 at current global emission 
rates (IPCC 2018). 
 

The largest source of GHG emissions from human activities in the United States is from fossil fuel 
combustion for electricity, heat, and transportation. Specifically, the Inventory of U.S. Greenhouse Gasses 
and Sinks: 1990-2017 (U.S. Environmental Protection Agency 2019) states that the primary sources of GHG 
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emissions from fossil fuel combustion in 2017 included electricity production (35%), transportation 
(36.5%), industry (27%), and commercial and residential end users (17-19%, respectively). Factoring in all 
sources of GHG emissions, the energy sector accounts for 84% of total emissions in addition to agricultural 
(8%), industrial processes (5.5%), and waste management (2%) sources. Regarding non-stationary sources 
of GHG emissions within Santa Barbara County specifically, the transportation sector produces 38% of the 
total emissions, followed by the building energy (28%), agriculture (14%), off-road equipment (11%), and 
solid waste (9%) sectors (County of Santa Barbara Long Range Planning Division 2018). 
 

The County of Santa Barbara’s Final Environmental Impact Report (EIR) for the Energy and Climate Action 
Plan (ECAP) (PMC, 2015) and the 2016 Greenhouse Gas Emissions Inventory Update and Forecast  (County 
of Santa Barbara Long Range Planning Division, 2018) contain a detailed description of the proposed 
project’s existing regional setting as it pertains to GHG emissions. Regarding non-stationary sources of 
GHG emissions within Santa Barbara County specifically, the transportation sector produces 38% of the 
total emissions, followed by the building energy (28%), agriculture (14%), off-road equipment (11%), and 
solid waste (9%) sectors (County of Santa Barbara Long Range Planning Division 2018). 
 

The overabundance of GHG in the atmosphere has led to a warming of the earth and has the potential to 
substantially change the earth’s climate system. More frequent and intense weather and climate-related 
events are expected to damage infrastructure, ecosystems, and social systems across the United States 
(U.S. Global Change Research Program 2018). California’s Central Coast, including Santa Barbara County, 
will be affected by changes in precipitation patterns, reduced foggy days, increased extreme heat days, 
exacerbated drought and wildfire conditions, and acceleration of sea level rise leading to increased coastal 
flooding and erosion (Langridge, Ruth 2018).  
 

Global mean surface warming results from GHG emissions generated from many sources over time, rather 
than emissions generated by any one project (IPCC 2014). As defined in CEQA Guidelines Section 15355, 
and discussed in Section 15130, “’Cumulative impacts’ refers to two or more individual effects which, 
when considered together, are considerable or which compound or increase other environmental 
impacts.” Therefore, by definition, climate change under CEQA is a cumulative impact.    
 

CEQA Guidelines Section 15064.4(b) states that a lead agency “should focus its analysis on the reasonably 
foreseeable incremental contribution of the project’s [GHG] emissions to the effects of climate change.” 
A project’s individual contribution may appear small but may still be cumulatively considerable. Therefore, 
it is not appropriate to determine the significance of an individual project’s GHG emissions by comparing 
against state, local, or global emission rates. Instead, the Governor’s Office of Planning and Research 
recommends using an established or recommended threshold as one method of determining significance 
during CEQA analysis (OPR 2008, 2018). A lead agency may determine that a project’s incremental 
contribution to an existing cumulatively significant issue, such as climate change, is not significant based on 
supporting facts and analysis [CEQA Guidelines Section 15130(a)(2)]. 
 

County Environmental Thresholds:  On January 26, 2021, Santa Barbara County adopted interim GHG 
emissions thresholds of significance (Interim Thresholds) based on the County’s 2030 GHG target (i.e., 50 
percent below 2007 levels by 2030), which are in line with the State’s GHG emission reduction goals. The 
interim GHG emissions thresholds are designed to identify (1) a cumulatively considerable contribution to 
an existing adverse condition, and (2) a cumulatively significant impact in combination with other projects 
causing related impacts. A CEQA lead agency may determine that a project’s incremental contribution to 
an existing cumulatively significant issue, such as climate change, is not significant based on supporting 
facts and analysis (CEQA Guidelines Section 15130, Discussion of Cumulative Impacts, Subsection (a)(2)). 
The CEQA Guidelines direct that a project’s contribution to a significant cumulative impact will be 
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rendered insignificant if the project is required to implement or fund its fair share of a mitigation measure 
designed to alleviate the cumulative impact (CEQA Guidelines Section 15130(a)(3)). 
 
Consistent with CEQA Guidelines Section 15064.7, Thresholds of Significance, the County developed and 
adopted its Interim Thresholds of significance for determining the significance of a project’s GHG 
emissions through analysis on the reasonably foreseeable incremental contribution of the project’s 
emissions to the effects of climate change. CEQA Guidelines Section 15064.7(a) states, “[a] threshold of 
significance is an identifiable quantitative, qualitative or performance level of a particular environmental 
effect.” Projects that comply with an applicable threshold will normally have an insignificant effect on the 
environment. Projects that exceed or otherwise do not comply with an applicable threshold may have a 
significant effect on the environment and, as a result, may require project modifications or mitigation 
measures to avoid or reduce those effects to insignificant levels. The following thresholds reflect this 
general guidance as well as the specific guidance set forth in CEQA Guidelines Section 15064.4 regarding 
the significance of impacts from GHG emissions. 
 
Per CEQA Guidelines Section 15064.4, County staff should consider the following factors, among others, 
when determining the significance of impacts from GHG emissions on the environment: (1) the extent to 
which the project may increase or reduce GHG emissions as compared to the existing environmental 
setting; (2) whether the project emissions exceed a threshold of significance that applies to the project; 
and (3) the extent to which the project complies with regulations or requirements adopted to implement 
a statewide, regional, or local plan for the reduction or mitigation of GHG emissions (e.g., CEQA Guidelines 
Section 15183.5, Tiering and Streamlining the Analysis of Greenhouse Gas Emissions, Subsection (b)). The 
County recommends the use the California Emissions Estimator Model (CalEEMod) to estimate 
operational and construction GHG emissions from projects. CalEEMod, developed for the California Air 
Pollution Officers Association (CAPCOA) in collaboration with the California Air Districts, estimates project 
emissions based on the types of proposed land uses, sizes, location within the state, and approximate 
start dates of construction and operations. 
 
The thresholds framework consists, first, of a numerical threshold (Screening Threshold) and, second, an 
efficiency threshold (Significance Threshold). The County based the Screening Threshold on the types of 
land uses that the County permitted over a 10-year period (2010 –2019). The County set the Screening 
Threshold at a level that captures the “fair share” of emissions from new development consistent with its 
2030 GHG emissions target. The County based the Significance Threshold on the targeted level of 
emissions from new development in 2030 and projected population and employment for the 
unincorporated county for the same year. The Interim GHG Thresholds recommend that land use projects 
be first assessed against a screening threshold of 300 MTCO2e/year. Staff will compare the quantified GHG 
emissions against the 300 MTCO2e/year Screening Threshold using the Board-adopted Size-Based Project 
Screening Criteria Table, which lists the types and sizes of projects that will typically emit less than 300 
MTCO2e/year. If the estimated GHG emissions are less than the Screening Threshold, staff can conclude  
that  project  will  have  an  insignificant  environmental  impact,  and  the  project would require no further 
analysis. For projects that exceed the screening threshold, a service population threshold of 3.8 MTCO2e 
is recommended. 
 
Impact Discussion:  
 
(a) Insignificant: The proposed project involves the construction of a new residence and appurtenant 
structures on an undeveloped project site, which will increase the residential density on site. However, 
due to the limited scope of the proposed project, GHG emissions from direct, indirect, and mobile sources 
associated with the site will not substantially change, and will be typical of other single-family residential 
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land uses in the immediate area. The new residence and appurtenant structures would be constructed to 
meet current Title 24 Building Code requirements for energy efficient construction and appliances, and 
current construction methods and technology would be utilized. Typical construction equipment would 
be used during demolition and construction, and site disturbance would be commensurate with the type 
and size of this single-family residential project. Analysis of the project using the Size-Based Project 
Screening Criteria Table indicates that the proposed project will emit less than 300 MTCO2e/year, by the 
year 2030. The County presumes a project that is smaller than the size-based screening criteria (62,000 
square feet for single-family housing projects), absent substantial evidence to the contrary, will have an 
insignificant impact and will not require further impact analysis. 
 

(b) No Impact: The County adopted the ECAP in 2015 as its GHG emission reduction plan. The final ECAP 
progress report will be released in 2022. Until the 2030 CAP is adopted, the County considered projects 
or plans that have emissions below interim thresholds to be consistent with County GHG emission 
reduction plans. The interim thresholds are part of the County’s GHG emissions reduction strategy and 
were informed by the County’s 2030 target. The interim thresholds provide a pathway to show compliance 
with County goals. As discussed in Response “a” above, the project will comply with interim thresholds 
and be consistent with the County’s GHG emission reduction strategy. Therefore, the proposed project 
will not conflict with an applicable plan, policy or regulation adopted for the purpose of reducing GHG 
emissions. 
 

Cumulative Impacts: The proposed project’s total GHG emissions will be less than the applicable 
threshold of 300 MTCO2e/year. Therefore, the project’s incremental contribution to a cumulative effect 
is not cumulatively considerable and the project’s greenhouse gas emissions will not have a significant 
impact on the environment. 

 

Mitigation and Residual Impact: No mitigation is required. Residual impacts would be less than significant. 
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Will the proposal result in: 

Poten. 
Signif. 
and 

Unavoid. 

Signif. 
But 

Mitigable 

 
Insignif. 

No 
Impact / 
Beneficial 

Impact 

Reviewed 
Under 

Previous 
Document 

Flora 

a. A loss or disturbance to a unique, rare or 
threatened plant community?  

 
X  

  

b. A reduction in the numbers or restriction in the 
range of any unique, rare or threatened species of 
plants?  

 

X  

  

c. A reduction in the extent, diversity, or quality of 
native vegetation (including brush removal for 
fire prevention and flood control improvements)?  

 

X  

  

d. An impact on non-native vegetation whether 
naturalized or horticultural if of habitat value?  

 
 X 

  

e. The loss of healthy native specimen trees?   X    

f. Introduction of herbicides, pesticides, animal life, 
human habitation, non-native plants or other 
factors that would change or hamper the existing 
habitat?  

 

X  

  

Fauna 

g. A reduction in the numbers, a restriction in the 
range, or an impact to the critical habitat of any 
unique, rare, threatened or endangered species 
of animals?  

 

X  

  



Moore Ranch New SFD, Guesthouse, and Barns 
Case Nos. 20LUP-00000-00040 and 22NGD-00000-00009 August 17, 2022 
Draft Mitigated Negative Declaration Page 13 

 

 
Will the proposal result in: 

Poten. 
Signif. 
and 

Unavoid. 

Signif. 
But 

Mitigable 

 
Insignif. 

No 
Impact / 
Beneficial 

Impact 

Reviewed 
Under 

Previous 
Document 

h. A reduction in the diversity or numbers of animals 
onsite (including mammals, birds, reptiles, 
amphibians, fish or invertebrates)?  

 

X  

  

i. A deterioration of existing fish or wildlife habitat 
(for foraging, breeding, roosting, nesting, etc.)?  

 
X  

  

j. Introduction of barriers to movement of any 
resident or migratory fish or wildlife species?  

 
 X 

  

k. Introduction of any factors (light, fencing, noise, 
human presence and/or domestic animals) which 
could hinder the normal activities of wildlife?  

 

 X 

  

Existing Plant and Animal Communities/Conditions: 

Background and Methods: 

Santa Barbara County has a wide diversity of habitat types, including chaparral, oak woodlands, wetlands and 
beach dunes. These are complex ecosystems and many factors are involved in assessing the value of the 
resources and the significance of project impacts. For this project, site visits were conducted by Planning and 
Development (P&D) staff on September 25, 2020, and October 8, 2021, and a Biological Assessment Report 
was prepared by Dudek (October 2021). Dudek biologists conducted site surveys in June/July 2019, 
May/July/November 2020, and August 2021 as is detailed in the Biological Assessment Report. The following 
analysis is based on the information collected during the site visits and presented in the Biological Assessment 
Report. 
 
Flora: 
 
The topography of the project site is moderately sloping towards the south and east, with the exception of 
the proposed building area which is one of the only level areas on the parcel. A stream channel transverses 
the western edge of the survey area. These conditions support the following 12 vegetation community types, 
which were observed and mapped on the property by Dudek:  
 

General Habitat Vegetation Community Acres 

Grassland Purple Needle Grass Grassland 0.30 

Woodlands Coast Live Oak Woodland (Upland) 0.35 

Coast Live Oak Woodland (Riparian) 0.66 

Coast Live Oak – Madrone Woodland 0.33 

Coast Live Oak/Greenbark Ceanothus 0.83 

Scrub Chamise Chaparral Shrubland 1.63 

Mixed Refugio Manzanita Chaparral 0.38 

Greenbark Ceanothus Shrubland 0.39 

Greenbark Ceanothus – Big Pod Ceanothus Shrubland 0.65 

Scrub Oak – Southern Mixed Chaparral Shrubland 0.94 

Scrub Oak – Chamise Chaparral Shrubland 0.34 

Disturbed Non-Vegetated 0.66 

 
The location of each vegetation community is shown on Figure 3 of the Biological Assessment Report 
prepared by Dudek (Attachment 3). The plant communities on the parcel have been subject to some previous 



Moore Ranch New SFD, Guesthouse, and Barns 
Case Nos. 20LUP-00000-00040 and 22NGD-00000-00009 August 17, 2022 
Draft Mitigated Negative Declaration Page 14 

 

disturbance from several existing unpaved/unimproved agricultural roads that provide vehicle access to a 
limited number of areas on the parcel. 
 
The proposed building site includes an isolated patch of purple needle grass grassland, disturbed habitats, 
and the fringes of several areas mapped within scrub communities. Scrub communities dominate much of 
the survey area, but coast live oak woodland communities are found along the stream channel that 
transverses the western edge of the survey area and crosses the road to the well south of the proposed 
building site. In addition to the purple needle grass grassland and disturbed habitat in the immediate area of 
the building site, several additional communities fall within 100 feet of the proposed building site. These 
include coast live oak/greenbark ceanothus, chamise chaparral, and scrub oak-southern mixed chaparral, in 
addition to both upland and riparian coast live oak woodland in the other portion of the 100-foot buffer. 
 
The purple needle grass grassland association has a “G3” global rarity ranking and an “S3” state rarity ranking. 
Locally, it is considered environmentally sensitive habitat (ESH) under the Gaviota Coast Plan. The coast live 
oak woodland alliance has a “G5” global rarity ranking and a “S4” state rarity ranking. Although these rankings 
indicate that the coast live oak woodland alliance is apparently secure, it is considered ESH under the Gaviota 
Coast Plan. On the project site, coast live oak woodland occurs in both upland and riparian settings. Coast live 
oak – madrone woodland possesses a global ranking of “G5” and a state ranking of “S4”, so is not considered 
sensitive. However, as an association of coast live oak woodland alliance, it is typically considered ESH under 
the Gaviota Coast Plan. Coast live oak/greenbark ceanothus woodland has a global rank of “G5” and a state 
rank of “S4”, and, therefore, is not sensitive. The chamise chaparral shrubland alliance has a global rank of 
“G5” and a state rank of “S5”. This ranking indicates that globally and within California the alliance is 
widespread, abundant, and secure. Mixed Refugio manzanita chaparral is not a plant community recognized 
by the California Native Plant Society, however, the dominant plant species within the scrub canopy is Refugio 
manzanita (Arctostaphylos refugioensis), a California Rare Plant Rank (CRPR) 1B.2 plant, which is also noted 
as a species of particular value in the Conservation Element of the County Comprehensive Plan. Therefore, 
this vegetation community is considered sensitive. Greenbark ceanothus shrubland alliance and Greenbark 
Ceanothus – Big Pod Ceanothus Shrubland have a global rank of “G4” and a state rank of “S4”, and thus are 
not considered sensitive. The scrub oak – southern mixed chaparral does not have a global or state rarity 
ranking. Scrub oak – chamise chaparral shrubland alliance has a global rank of “G4” and a state rank of “S4”, 
therefore it is not considered sensitive. The disturbed/anthropogenic habitat areas on the parcel are mostly 
bare, but some support small amounts of weedy herbaceous vegetation, and an area of disturbed habitat 
near the wellhead supports significant cover of deer weed, a native perennial herb that is tolerant of 
disturbance. Within the survey area, disturbed habitat is associated with the existing road and the area 
around the wellhead. 
 
The California California Natural Diversity Database (CNDDB), California Native Plant Society (CNPS) Rare 
and Endangered Pant Inventory, and the United States Fish and Wildlife Service (USFWS) identify 46 
special-status plant species that have been documented within the region. The literature review 
completed for the project’s Biological Assessment Report, dated October 2021 (see Attachment 3) 
determined that 30 special-status plant species have the potential to occur at the project site, based on 
habitat suitability and elevation of the survey area.  During botanical surveys conducted in July 2019, May 
2020, and July 2020 the only special-status plant species observed was Refugio manzanita. 
 
A Tree Protection Report was prepared by Dudek, dated October 6, 2021 (see Attachment 4) in which all 
trees immediately adjacent to the proposed project footprint were inventoried and evaluated. There is a 
total of 145 trees located within the project survey area, representing two tree species, Coast live oak 
(Quercus agrifolia) and Pacific madrone (Arbutus menziesii). Out of the 145 total trees, 125 are considered 
protected trees by Santa Barbara County. In general, the trees are in good (18 trees) to fair (96 trees) 
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overall condition, with 31 trees exhibiting poor health. None of the surveyed trees were found to be dead. 
The trees on site have structural ratings that range from fair to poor, with 114 trees exhibiting fair 
structure and 31 trees exhibiting poor structure. No pests and/or pathogens were observed on site. 
 
Fauna: 
 
Wildlife species expected to inhabit the site include common species such as turkey vulture (Cathartes aura), 
red-tailed hawk (Buteo jamaicensis), California scrub jay (Aphelocoma claifornica), brush rabbit (Sylvilagus 
bachmanii), western gray squirrel (Sciurus griseus), and western fence lizard (Sceloporus occidentalis). All of 
these species and several other common species were observed during the site surveys conducted by a Dudek 
biologist and documented in the biological assessment report prepared by Dudek. According to Dudek, the 
parcel supports suitable conditions for three special-status wildlife species including Blainville’s horned lizard 
(Phrynosoma blainvillii), coast patch-nosed snake (Salvadora hexalepis virgultea), and San Diego desert 
woodrat (Neotoma lepida intermedia). Nesting birds (Class Aves) have the potential to occur on the 
property and are protected under California Fish and Game Code 2503 and 3503.5.  
 
The project site is located within area that has been designated as Final Critical Habitat for California red-
legged frog (Rana draytonii), a federally threatened species. The nearest CRLF occurrence to the property is 
located 1.6 miles south of the survey area. During the field assessment, no evidence was observed that 
ponding of any duration occurs within the two streams closest to the project site. The site itself and 
surrounding areas are otherwise occupied by chaparral and, to a lesser extent, by upland oak woodland. 
Beyond 500 feet from the site, aerial images and National Wetlands Inventory and National Hydrography 
Dataset data suggest several areas may be suitable for California red-legged frog, but none of these areas are 
closer than 800 feet. The nearest potentially suitable aquatic breeding habitat to the project site is 
approximately 0.3 miles away, but the project site itself and areas within 500 feet are confirmed to support 
no suitable aquatic breeding habitat; therefore California red-legged frog is unlikely to occur there. The 
project biologist coordinated with USFWS in making determinations regarding CRLF.  
 
No special status wildlife species were directly observed on the parcel during Dudek’s surveys/site visits 
conducted in June or July 2019; May, July, or November 2020, or April or August 2021, but several middens 
of unknown woodrat species (potentially San Diego desert woodrat) were identified during surveys. 
 
County Environmental Thresholds: 
 
Santa Barbara County’s Environmental Thresholds and Guidelines Manual (2021) includes guidelines for the 
assessment of biological resource impacts. The following thresholds are applicable to this project: 
 
Wetlands: Projects which result in a net loss of important wetland area or wetland habitat value, either 
through direct or indirect impacts to wetland vegetation, degradation of water quality, or would threaten the 
continuity of wetland-dependent animal or plant species are considered to have a potentially significant 
effect on the environment.  Projects which substantially interrupt wildlife access, use and dispersal in wetland 
areas would typically be considered to have a potentially significant impact. Projects which disrupt the 
hydrology of wetlands systems would be considered to have a potentially significant impact. 
 
Riparian Habitats: Project created impacts may be considered significant due to: direct removal of riparian 
vegetation; disruption of riparian wildlife habitat, particularly animal dispersal corridors and or understory 
vegetation; or intrusion within the upland edge of the riparian canopy leading to potential disruption of 
animal migration, breeding, etc. through increased noise, light and glare, and human or domestic animal 
intrusion; or construction activity which disrupts critical time periods for fish and other wildlife species. 
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Native Grasslands: In general, project created impacts to native grasslands may be considered significant 
if they involve removal of or severe disturbance to a patch or a combined patch area of native grasses 
that is greater than one-quarter (1/4) acre in size. The grassland must contain at least 10 percent relative 
cover of native grassland species (based on a sample unit). Impacts to patch areas less than one-quarter 
acre in size that are clearly isolated and not part of a significant native grassland or an integral component 
of a larger ecosystem are usually considered insignificant. 
 
Oak Woodlands and Forests: Project created impacts may be considered significant due to habitat 
fragmentation, removal of understory, alteration to drainage patterns, disruption of the canopy, removal 
of a significant number of trees that would cause a break in the canopy, or disruption in animal movement 
in and through the woodland. 
 
Individual Native Trees: Project created impacts may be considered significant due to the loss of 10% or 
more of the trees of biological value on a project site. 
 
Other Rare Habitat Types: The Manual recognizes that not all habitat-types found in Santa Barbara County 
are addressed by the habitat-specific guidelines. Impacts to other habitat types or species may be 
considered significant, based on substantial evidence in the record, if they substantially: (1) reduce or 
eliminate species diversity or abundance; (2) reduce or eliminate the quality of nesting areas; (3) limit 
reproductive capacity through losses of individuals or habitat; (4) fragment, eliminate, or otherwise 
disrupt foraging areas and/or access to food sources; (5) limit or fragment range and movement; or (6) 
interfere with natural processes, such as fire or flooding, upon which the habitat depends. 
 
Impact Discussion:  
 
(a-c) Significant but Mitigable: The project will result in direct removal of a 0.30-acre isolated patch of purple 
needle grass grassland. The area supporting purple needle grass grassland is the only level area devoid of 
significant scrub habitat and oaks trees in the vicinity and required land clearing and grading for building will 
be minimal compared with other locations nearby on the parcel.  As a native grassland, this community is 
considered ESH under Policy NS-4 of the Gaviota Coast Plan and replacement of this community will be 
necessary to mitigate for the loss of this habitat. Per the County Environmental Thresholds and Guidelines 
Manual, removal of less than 0.25 acres of native grassland that “is clearly isolated and is not a part of a 
significant native grassland or an integral component of a larger ecosystem, is usually considered 
insignificant.” The native grassland that will be removed by project implementation meets the criteria of being 
clearly isolated, as all surrounding habitats are scrub or woodland communities. It is not a part of a significant 
native grassland, as no other native grassland, or grassland of any type, occurs within the survey area. An 
examination of aerial photos shows that only scrub habitats, woodland habitats, and dirt roads occur within 
600 feet of the proposed building site. In addition, the grassland is small (0.30 acres) and does not provide 
the level of ecological function of a large, more connected system of grassland that would support 
populations of vertebrate grassland species or significant foraging by raptors dependent on open space to 
access terrestrial prey species. The grassland does not the fall under the threshold of being less than a quarter 
acre for determining removal of a native grassland to be “insignificant.” Therefore, removal of this grassland 
would be considered a significant but mitigable impact, with mitigation at a 2:1 ratio provided to compensate 
for this loss.  
 
In order to comply with Fire Department fuel management requirements, the project will result in impacts to 
approximately 0.10 acres of Upland Coast Live Oak Woodland, 0.10 acres of Coast Live Oak/Madrone 
Woodland, and 0.26 acres of Mixed Refugio Manzanita. As discussed above, Coast live oak woodland is 
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considered ESH under the Gaviota Coast Plan, and the dominant plant species within the Mixed Refugio 
Manzanita scrub canopy is Refugio manzanita (Arctostaphylos refugioensis), a California Rare Plant Rank 
(CRPR) 1B.2 plant, which is also noted as a species of particular value in the Conservation Element of the 
County Comprehensive Plan. Therefore, impacts to these communities would be considered significant unless 
mitigation is provided to compensate for the loss. 
 
Other non-sensitive native plant communities may be potentially impacted by fuel management activities. 
Approximately 0.26 acres of existing vegetation will be removed for construction of the proposed structures, 
and approximately 2.69 acres of existing vegetation will be selectively thinned for fuel management.  
 
With the application of the mitigation measures described below (MM 1, MM 2, MM 3, and MM 4) impacts 
to sensitive and native plant communities are considered significant but mitigable. 
 
The project will not result in direct removal of County-mapped riparian ESH-GAV overlay. In addition, the ESH-
GAV overlay occurs entirely outside the fuel management areas. The ESH stream bank occurs entirely outside 
100 feet of the project footprint (approximately 120 feet at its nearest), more than 100 feet from any 
structures, and more than 100 feet from any leach fields. Therefore, the project will not result in impacts to 
the ESH-GAV overlay. Although no impacts are expected to riparian ESH, to ensure that the project does not 
result in incidental impacts to ESH, mitigation measure MM 5 has been included below. Temporary impacts 
to the stream channel related to the redesign/expansion of an existing unpermitted culvert are addressed 
in Section 4.15 below. 
 
(d) Insignificant: As discussed above, the vegetation on the project site is primarily comprised of native 
species. The project will result in the loss of 0.34 acres of disturbed habitat that is mostly bare, but contains 
small amounts of weedy herbaceous vegetation. This habitat does not provide significant habitat value 
because there is a very small amount affected relative to the surrounding area, therefore impacts to non-
native vegetation are considered insignificant. 
 
(e) Significant but Mitigable: Out of the 134 individual Coast live oak trees and 11 Pacific madrone trees that 
were inventoried and evaluated within or immediately adjacent to the proposed project footprint, a total of 
two (2) Coast live oak trees (Quercus agrifolia) are proposed for removal, and four (4) Coast live oak trees 
will have significant impacts to the critical root zone. Removed and significantly impacted trees will be 
replaced on the subject property at a minimum ratio of ten 5-gallon replacement trees per one tree 
removed. An additional 31 protected trees located along the existing access road will be pruned in varying 
amounts in order to provide 10 feet of vegetation clearance along both sides of the access road for 
emergency vehicle access. All 31 trees are expected to be preserved in place with less than 20 percent 
encroachment into the critical root zone. Remaining mature native trees on the property will be protected 
during construction with tree protection fencing placed at six feet from the tree dripline. Unexpected 
damage to trees not specifically planned for removal will be required to be mitigated through replacement. 
Dudek provided tree replacement and protection recommendations in a Tree Protection Report, dated 
October 6, 2021 (see Attachment 4), to mitigate the loss of trees from the property and enhance the 
survivability of those trees designated for retention on the project site. These recommendations have been 
incorporated in mitigation measures MM 6 though MM 10 below; therefore impacts to native specimen trees 
are considered significant but mitigable. 
 
(f) Significant but Mitigable: The proposed single-family dwelling and accessory structures will not require or 
include introduction of a significant level of human habitation. The proposed project includes approximately 
4,715 square feet of new ornamental landscaping surrounding the proposed structures. Introduced 
landscaping could change or hamper the existing habitat if landscaping is non-native or invasive. 
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Mitigation measure MM 11 will require landscaping and other ornamental planting around the proposed 
development to include a mixture of native, locally-occurring trees and ornamental landscaping of value to 
wildlife, especially pollinators. The proposed project, including the proposed landscaping plans and plant 
palette, was reviewed and granted final approval by the Central Board of Architectural Review (CBAR) on 
September 17, 2021 under Case No. 20BAR-00000-00008. The maintenance of the proposed landscaping 
could introduce minor amounts of herbicides and pesticides, but the requirement to use native plant and tree 
species for landscaping (MM 11) will help keep the need for herbicide and pesticides at a minimum, therefore 
impacts to the existing habitat are considered significant but mitigable.  
 
(g-i) Significant but Mitigable: As mentioned above, several special-status wildlife species have the potential 
to occur in the project vicinity, and the project could result in impacts to these species. These include 
California red-legged frog, Blainville’s horned lizard, coast patch-nosed snake, and San Diego desert woodrat. 
Additionally, project construction and clearance within the fuel management zone has the potential to impact 
nesting birds on and adjacent to the site. Impacts could include direct destruction of nests or disturbance of 
nesting activities in adjacent areas, leading to nest abandonment and nest failure. Bird nests with eggs or 
young of all migratory bird species are protected under the Migratory Bird Treaty Act and the California Fish 
and Game Code. The potential loss of an active nest resulting from construction activities would be in conflict 
with these regulations. Nesting birds species occurring within and adjacent to the proposed building site may 
include, but would not be limited to, Nuttall’s woodpecker (Dryobates nuttallii), California thrasher 
(Toxostoma redivivum), canyon wren (Catherpes mexicanus), dark-eyed junco (Junco hyemalis), and 
California scrub-jay. With the implementation of mitigation measures, including pre-construction surveys 
(MM 12 and MM 13), environmental monitoring (MM 3), environmental awareness training (MM 3), and 
delimiting construction area (MM 4), impacts to wildlife would be significant but mitigable. 
 
(j-k) Insignificant: Lighting associated with the proposed project will be required to be installed in compliance 
with the Gaviota Coast Plan Design Guidelines for lighting, which requires any exterior night lighting installed 
on the project site to be minimized and shielded to reduce impacts on nocturnal ecosystems. Illumination 
of trees, landscaping, and building facades is not permitted. Where walkway and/or driveway lighting is 
deemed necessary for safety reasons, zero cut-off fixtures shall be used. The project will include minimal 
exterior lighting to provide light near structure doorways for safety purposes. Adherence to Gaviota Coast 
Plan Design Guidelines for lighting will effectively mitigate any impacts associated with increased lighting 
from the proposed project, including avoidance of excessive lighting and glare. Any additional fencing, 
noise, human habitation, etc. resulting from the proposed project will not hinder the normal activities or 
impede movement of wildlife since neighboring parcels are developed similarly with residential and 
agricultural uses and the footprint of proposed development is confined to a small area of the 92-acre parcel. 
Habitat areas on the parcel have been subject to some previous disturbance from several existing 
unpaved/unimproved agricultural roads that provide vehicle access to a limited number of areas on the 
parcel. As a result, impacts would be insignificant. 
 

Cumulative Impacts: The proposed project is located in a relatively remote area of Refugio Canyon and 
no other planned, pending, or recently approved projects in the area are anticipated to result in significant 
impacts to biological resources. Any significant impacts to biological resources onsite will be adequately 
mitigated, which will ensure that the project does not have a cumulatively considerable effect on the 
County’s biological resources.  
 

Mitigation and Residual Impact: The following mitigation measures would reduce the project’s biological 
resource impacts to an insignificant level: 
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 MM 1. Bio-12 Habitat Restoration. The Owner/Applicant shall submit for P&D approval a 
 Restoration Plan prepared by a P&D-approved biologist and designed to provide for creation of 
 habitat to replace purple needle grass grassland, mixed Refugio manzanita, and individual Refugio 
 manzanita shrubs removed due to project construction and fuel modification activities. In 
 accordance with Policy NS-11 of the Gaviota Coast Plan, habitat creation shall occur onsite (within 
 the project parcel). Purple needle grass grassland shall be replaced at a ratio of 2:1. Mixed Refugio 
 manzanita chaparral shall be replaced at a ratio of 3:1. Individual Refugio manzanita shrubs shall 
 be replaced at a ratio of 3:1. To determine the number of manzanita being removed, prior to 
 construction, a qualified biologist shall count all Refugio manzanita shrubs within the proposed 
 building site or the fuel modification zone, as well as all Refugio manzanita shrubs expected to be 
 removed as part of vegetation clearance along the existing road. The Restoration Plan shall 
 include a habitat mitigation and monitoring plan, which shall include the following components: 
 

a. Acreage of purple needle grass grassland and mixed Refugio manzanita chaparral 
required to mitigate impacts at the required ratios.  

b. The minimum number of Refugio manzanita shrubs required to be planted under the 
above-cited ratio.  

c. Defined attainable and measurable goals and objectives to be achieved through the 
habitat restoration program.  

d. A restoration work plan that details methodologies, a restoration schedule, plant 
materials, and implementation strategies.  

e. Defined performance standards for the purple needle grass habitat creation and the 
Refugio manzanita habitat creation.  

f. A monitoring plan that includes methods and analysis of results, goals for success, and an 
adaptive management plan and suggestions for failed restoration efforts. 

g. A five-year maintenance and monitoring period, including submittal of annual reports to 
the P&D Permit Compliance staff.  

 
 PLAN REQUIREMENTS: The Habitat Restoration Plan shall include a site plan which indicates the 
 location of all replacement plantings. TIMING: Plans shall be submitted prior to issuance of Land 
 Use Permit. The Owner/Applicant shall post a performance security to ensure installation prior to 
 Final Building Inspection Clearance and maintenance for five years. The owner shall maintain the 
 replacement plantings for five years following Final Building Inspection Clearance. MONITORING: 
 The Owner/Applicant shall demonstrate to P&D compliance monitoring staff that all 
 required components of the approved plan(s) are in place as required prior to Final Inspection 
 Clearance and maintained throughout maintenance period. P&D compliance monitoring staff 
 signature is required to  release the installation security upon satisfactory installation of all items 
 in approved plans and maintenance security upon successful implementation of this plan. 
  

MM 2. Special Condition ς Worker Environmental Awareness Program (WEAP) Training. All 
construction personnel shall attend a WEAP training by a qualified biologist prior to 
commencement of construction activities. The training will include a description of a special-
status species potentially present in the area, jurisdictional habitats present proximate to the 
project site, information on sensitive habitats to be avoided, specific measures that are being 
implemented to protect special-status species, the boundaries within which the project may be 
accomplished, and procedures to be implemented in the event that a special-status species is 
observed in the work area. TIMING & MONITORING:  The Owner/Applicant shall submit to P&D 
compliance monitoring staff the name and contact information for the biologist prior to pre-
construction meeting. Prior to the commencement of grading the Owner/Applicant shall submit 
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an attendance sheet to P&D compliance monitoring staff that includes the names and dated 
signatures of all construction personnel that have completed the WEAP training.  
 
MM 3. Special Condition ς Environmental Monitor. The Owner/Applicant shall retain a qualified 
biologist to act as an environmental monitor for all measures requiring environmental mitigation. 
The monitor shall be responsible for: (1) ensuring that procedures for verifying compliance with 
environmental mitigations are implemented; (2) establishing lines of communication and 
reporting methods; (3) conducting compliance reporting; (4) conducting construction crew 
training regarding environmentally sensitive areas and protected species; (5) maintaining 
authority to stop work; and (6) outlining actions to be taken in the event of non-compliance. 
TIMING: Monitoring and reporting shall be completed on a weekly basis. MONITORING:  The 
Owner/Applicant shall submit to P&D compliance monitoring staff the name and contact 
information for the environmental monitor prior to pre-construction meeting. A final monitoring 
report shall be prepared after construction, or after all project activities have been completed by 
the contractor. P&D compliance monitoring staff shall site inspect as appropriate to ensure 
compliance. 
 

 MM 4. Special Condition ς Delimiting Construction Area. Prior to initiation of vegetation removal, 
 grading, or equipment mobilization, the Applicant shall implement the following measures to 
 protect natural resources adjacent to construction areas: 
 

a. Install temporary fencing or equivalent form of demarcation along the perimeter of 
defined construction areas to protect natural resources.  

b. All construction-related activities shall be confined to the designated construction areas 
within the fenced/demarcated areas.  

c. Fencing/demarcation shall be maintained during the duration of construction until all 
project activities are complete and County sign-off has occurred, including repairing or 
replacing downed fence.  

d. A qualified biological monitor shall monitor the condition of the fence, to ensure 
avoidance of impacts to surrounding resources.  

 
 PLAN REQUIREMENTS: Fencing shall be graphically depicted on project plans. TIMING: This 
 condition shall be printed on project plans submitted for Land Use Permit issuance, and installed 
 prior to the preconstruction meeting and the commencement of grading. MONITORING: P&D 
 compliance monitoring staff shall review plans and confirm fence installation. Compliance staff 
 shall conduct site inspections to ensure compliance during grading and construction.  

 
 MM 5. Special Condition ς Protection of Riparian ESH. All construction-related activities, 
 including, but not limited to construction, storage areas, and staging areas, shall be located at a 
 maximum distance away from mapped ESHA and riparian habitat associated with potential 
 jurisdictional aquatic features. If any impacts occur to riparian vegetation, coordinate with the 
 California Department of Fish and Wildlife with regard to obtaining a Streambed Alteration 
 Agreement pursuant to Section 1600 of the California Fish and Game Code and coordinate with 
 the Regional Water Quality Control Board with regard to obtaining a Clean Water Certification 
 pursuant to Section 401 of the Clean Water Act. In accordance with the Gaviota Coast Plan 
 (County 2016) Dev Std NS-2, mapped riparian ESH overlay areas shall have a development area 
 setback buffer of 100 feet from the edge of either side of the top-of-bank of creeks or the existing 
 edge of riparian vegetation, whichever is further. In locations where the construction activities 
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 encroach within this buffer, it is important to provide further protection to riparian vegetation 
 and aquatic habitats to the greatest extent possible. 
 

a. The Contractor shall establish a temporary barrier around staging areas to delineate work 
boundaries and prevent entrance into non-impact areas. The temporary barrier shall use 
highly visible construction fencing to ensure that trees and other vegetation outside of 
work areas are avoided during construction.  

b. When sizeable construction equipment is working within the buffer, flaggers must be 
utilized to assist in equipment positioning to avoid impacts to the buffer area during 
construction.  

 
 PLAN REQUIREMENTS:  The above measure shall be noted on all grading and construction plans.  
 MONITORING: P&D compliance monitoring staff shall ensure compliance on site during 
 construction. 

 
MM 6. Bio-01a Tree Protection Plan-Site Plan Component. The Owner/Applicant shall submit a 
Tree Protection Plan (TPP) prepared by a P&D-approved arborist and/or biologist and designed to 
protect native and specimen trees that are not proposed for removal. The Owner/Applicant shall 
comply with and depict the following on the TPP exhibit and Grading and Building Plans. 

a. All trees, except those that have been previously noted for removal in the Tree Protection 
Report (dated October 6, 2021) prepared for the project by Dudek shall be preserved. No 
grading for buildings, accessways, easements, subsurface grading sewage disposal and 
well placement shall take place within the area within six feet of the dripline of any of 
these trees unless specifically authorized by the project biologist. 

b. Two coast live oak trees, located within the proposed building area will be removed per 
the Tree Protection Report dated October 6, 2021. Depict location of these trees. 

c. Four coast live oak trees located along the existing access road and within the proposed 
building area will be significantly impacted (greater than 20 percent encroachment into 
the critical root zone) per the Tree Protection Report dated October 6, 2021. Depict 
location of these trees. 

d. Depict equipment storage (including construction materials, equipment, fill soil or rocks) 
and construction staging and parking areas outside of the protection area. 

e. All proposed utility corridors and irrigation lines shall be as shown on the TPP exhibit and 
Grading and Building Plans. New utilities shall be located within roadways, driveways, or 
a designated utility corridor such that impacts to trees are minimized. 

f. Depict the type & location of protective fencing (see below) or other barriers to be in 
place to protect trees in protection areas during construction. 

g. Depict the location of all driveways within 25 feet of dripline areas. Only pervious paving 
materials (gravel, brick without mortar, turf block) are permitted within 6 feet of dripline 
areas, except for an approximately 50-foot paved section of the driveway in an area 
where the existing slope is 15 percent. 
 

PLAN REQUIREMENTS: The Owner/Applicant shall: (1) Submit the TPP; (2) Include all applicable 
components in Tree Replacement Plan and/or Landscape and Irrigation Plans if these are 
required; (3) include as notes or depictions all plan components listed above, graphically depicting 
all those related to earth movement, construction, and temporarily and/or permanently installed 
protection measures. TIMING: The Owner/Applicant shall comply with this measure prior to 
issuance of Land Use Permit. Plan components shall be included on all plans prior to the issuance 
of grading and building permits. The Owner/Applicant shall install tree protection measures onsite 
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prior to issuance of grading or building permits and pre-construction meeting. MONITORING: The 
Owner/Applicant shall demonstrate to P&D compliance monitoring staff that trees identified for 
protection were not damaged or removed or if damage, or removal occurred, that correction is 
completed as required by the TPP prior to Final Building Inspection Clearance. 
 
MM 7. Bio-01b Tree Protection Plan ς Construction Component. The Owner / Applicant shall 
submit a Tree Protection Plan (TPP) prepared by a P&D-approved arborist and/or biologist and 
designed to protect existing native and specimen trees that would not be removed by the 
proposed project. The Owner Applicant shall comply with and specify the following as notes on 
the TPP and Grading and Building Plans: 

a. Fencing of all trees to be protected at least six feet outside the dripline with chain-link (or 
other material satisfactory to P&D) fencing at least 3 ft high, staked every six feet to 
prevent any collapse, and with signs identifying the protection area placed in 15-ft 
intervals on the fencing. 

b. Fencing/staking/signage shall be maintained throughout all grading and construction 
activities. 

c. All trees located within 25 ft of buildings shall be protected from stucco and/or paint 
during construction. 

d. No irrigation is permitted within 6 ft of the dripline of any protected tree unless 
specifically authorized. 

e. The following shall be completed only by hand and under the direction of a P&D approved 
arborist/biologist: 

i. Any trenching required within the dripline or sensitive root zone of any specimen. 
ii. Cleanly cutting any roots of one inch in diameter or greater, encountered during 

grading or construction. 
iii. Tree removal and trimming. All pruning/trimming shall adhere to ANSI A-300 

pruning and ISA pruning standards. 
f. Special equipment:  Any trenching or construction completed within the TPZ shall be 

accomplished by hand tools or other methods that avoid damage to tree roots, such as 
directional drilling, air-spade excavation, or others. If the use of hand tools is deemed 
infeasible by P&D, P&D may authorize work with rubber-tired construction equipment 
weighing five tons or less.  If significant large rocks are present, or if spoil placement will 
impact surrounding trees, then a small tracked excavator (i.e., 215 or smaller track hoe) 
may be used as determined by P&D staff and under the direction of a P&D approved 
biologist\ . 

g. Grading shall be designed to avoid ponding and ensure proper drainage within driplines 
of oak trees. 
 

PLAN REQUIREMENTS: The Owner/Applicant shall: (1) submit the TPP; (2) Include all applicable 
components in Tree Replacement Plan and/or Landscape and Irrigation Plans if these are 
required; (3) include as notes or depictions all plan components listed above, graphically depicting 
all those related to earth movement, construction, and temporarily and/or permanently installed 
protection measures. TIMING: The Owner/Applicant shall comply with this measure prior to 
issuance of Land Use Permit.  Plan components shall be included on all plans prior to the issuance 
of grading and building permits. The Owner/Applicant shall install tree protection measures onsite 
prior to issuance of grading/building permits and pre-construction meeting. MONITORING: The 
Owner/Applicant shall demonstrate to P&D compliance monitoring staff that trees identified for 
protection were not damaged or removed or, if damage or removal occurred, that correction is 
completed as required by the TPP prior to Final Building Inspection Clearance. 
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MM 8. Bio-01c Tree Protection Plan-Unexpected Damage and Mitigation. In the event of 
unexpected damage or removal, this mitigation shall include but is not limited to posting of a 
performance security and hiring an outside consulting biologist or arborist to assess damage and 
recommend mitigation. The required mitigation shall be done under the direction of P&D prior to 
any further work occurring on site. Any performance securities required for installation and 
maintenance of replacement trees will be released by P&D after its inspection and approval of 
such installation and maintenance.   
 
Damaged trees shall be mitigated on a minimum 10:1 ratio for coast live oaks or native species. If 
it becomes necessary to remove a tree not planned for removal, if feasible, the tree shall be boxed 
and replanted. If a P&D approved arborist certifies that it is not feasible to replant the tree, it shall 
be replaced on a 10:1 basis (15:1 for Blue or Valley Oaks) with trees with 1-gallon or larger size 
saplings grown from locally obtained seed.  If replacement trees cannot all be accommodated on 
site, a plan must be approved by P&D for replacement trees to be planted off site. 
 
MM 9. Bio-02 Tree Replacement. The Owner/Applicant shall submit for P&D approval an Oak 
Tree Replacement Plan prepared by a P&D-approved arborist/ biologist designed to replace trees 
that will be removed or significantly impacted (greater than 20 percent encroachment into the 
critical root zone) as a part of the proposed project. The plan shall include the following 
components: 

a. The replacement trees shall be Coast live oak species (Quercus agrifolia) planted at a 
similar density of site conditions and shall be replaced with the following ratio: 

i. Ten 5-gallon size Coast live oak trees obtained from locally occurring saplings or 
seed stock for every coast live oak tree approved to be removed or significantly 
disturbed (greater than 20 percent encroachment into the critical root zone).  
Show replanting location on plans. 

b. Species shall be from locally obtained plans and seed stock. 
c. The trees shall be gopher fenced. 
d. The trees shall be irrigated with drip irrigation on a timer until established (the 

establishment period determined by the approved P&D arborist or biologist). 
e. The trees shall be weaned off of irrigation over a period of two to three years. 
f. No permanent irrigation shall occur within the dripline of any naturally occurring Coast 

live oak, madrone, or other native tree.  
g. All new trees shall be protected from predation by wild and domestic animals and from 

human interference by the use of staked, chain link fencing and gopher fencing during the 
maintenance period. 
 

PLAN REQUIREMENTS: Include the components of the replacement plan in Landscape and 
Irrigation Plans. TIMING: Plans shall be submitted prior to issuance of Land Use Permit.  The 
Owner/Applicant shall post a performance security to ensure installation prior to Final Building 
Inspection Clearance and maintenance for a minimum of five years. MONITORING: The 
Owner/Applicant shall demonstrate to P&D compliance monitoring staff that all required 
components of the approved plan(s) are in place as required prior to Final Inspection Clearance 
and maintained throughout the 5-year maintenance period. An annual tree protection and 
replacement monitoring report prepared by a P&D approved arborist or biologist shall be 
submitted to the County by the applicant for each year of the 5-year maintenance period. P&D 
compliance monitoring staff signature is required to release the installation security upon 
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satisfactory installation of all items in approved plans and maintenance security upon successful 
implementation of this plan. 
 
MM 10. Bio-03a Onsite Arborist/Biologist. The Owner/Applicant shall designate a P&D-approved 
arborist/biologist to be onsite throughout all grading and construction activities which may 
impact native trees.  Duties include the responsibility to ensure all aspects of the approved Tree 
Protection & Tree Replacement Plans are carried out. MONITORING:  The Owner/Applicant shall 
submit to P&D compliance monitoring staff the name and contact information for the approved 
arborist/biologist prior to commencement of construction / pre-construction meeting. P&D 
compliance monitoring staff shall site inspect as appropriate. 
 
MM 11. Bio-21 Use Natives. Landscaping around the proposed structures shall include a mixture 
of native, locally-occurring trees and ornamental landscaping of value to wildlife, especially 
pollinators. Invasive, non-native plants, including invasive grasses, shall not be included in 
landscaping palettes. PLAN REQUIREMENTS: The Owner/Applicant shall incorporate this 
requirement into a landscape plan to be prepared by a P&D approved landscape architect or 
arborist. TIMING: Landscaping shall be installed prior to Final Building Inspection Clearance. 
MONITORING: Approved landscaping shall be installed to plan prior to Final Building Inspection 
Clearance by P&D compliance monitoring staff. 
 
MM 12. Special Condition ς Preconstruction Surveys for Special-Status Wildlife Species. No 
more than 7 days prior to construction, a qualified biologist shall conduct a focused special-status 
wildlife survey on site. The survey will include the potential project footprint as well as the 
surrounding habitat potentially supporting special-status wildlife species. Should special-status 
wildlife be identified within the potential project footprint, species-specific protection measures 
shall be employed to avoid impacts to these species.  
 
For California red-legged frogs, the survey shall include a search for suitable aquatic habitat in all 
accessible areas within 100 meters (approximately 330 feet) of the project footprint. If any 
California red-legged frogs are observed, the U.S. Fish and Wildlife Service shall be contacted and 
appropriate avoidance and minimization measures shall be implemented, as determined by the 
qualified biologist and approved by County Planning and Development, to ensure protection of 
the frogs. Measures may include establishment of avoidance buffers through installation of 
exclusionary fencing no less than 100 feet around aquatic habitat and 50 feet around riparian 
habitat prior to construction, to prevent California red-legged frogs from entering the 
construction area; installation of orange construction fencing to demarcate the site perimeter to 
ensure construction activities do not encroach on California red-legged frog habitat; and 
installation of BMPs, such as straw wattles and sandbags along the exclusionary fencing to prevent 
construction water or any potential pollutants from entering aquatic habitat.  
 
Surveys for other potentially occurring special-status species (Blainville’s horned lizard, coast 
patch-nosed snake, San Diego desert woodrat) shall be conducted on the project footprint and 
within 50 feet, and along the existing road between the entrance and the project footprint. 
Methods shall be those that are appropriate for detecting these species. If Blainville’s horned 
lizard or coast patch-nosed snake is encountered during the survey or during construction, the 
qualified biologist shall capture the animal and move it out of harm’s way. If any woodrat middens 
are encountered within the proposed building site, the fuel modification zone, or the 10-foot road 
clearance area, the biologist shall dismantle the midden and move the materials to the nearest 
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suitable location out of harm’s way, so that the woodrats may have the opportunity to re-establish 
their nest nearby. 
 
PLAN REQUIREMENTS: This condition shall be printed on all zoning, building and grading plans. 
MONITORING:  P&D shall be given the name and contact information for the biologist prior to 
initiation of the pre-grading survey. Permit Compliance and P&D staff shall review the survey 
report(s) for compliance with this condition prior to the commencement of ground-disturbing 
activities and perform site inspections throughout the construction period to verify compliance in 
the field. 
 
MM 13. Bio-23 Nesting Bird Surveys.  To avoid disturbance of nesting birds, including raptorial 
species, protected by the Federal Migratory Bird Treaty Act (MBTA) and Sections 3503, 3503.5, 
and 3513 of the California Fish and Game Code (CFGC), the removal of vegetation, ground 
disturbance, exterior construction activities, and demolition shall occur outside of the bird nesting 
season (February 1 through August 31) whenever feasible.  If these activities must occur during 
the bird nesting season, then a pre-construction nesting bird survey shall be performed by a 
County-qualified biologist. Pre-construction surveys for nesting birds shall occur within the area 
to be disturbed and shall extend outward from the disturbance area by 300 feet. The distance 
surveyed from the disturbance may be reduced if property boundaries render a 300-foot survey 
radius infeasible, or if existing disturbance levels within the 300-foot radius (such as from a major 
street or highway) are such that project-related activities would not disturb nesting birds in those 
outlying areas.  If any occupied or active bird nests are found, a buffer shall be established and 
demarcated by the biologist with bright orange construction fencing, flagging, construction lathe, 
or other means to mark the boundary. The buffer shall be 100 feet for non-raptors and 300 feet 
for raptors, unless otherwise determined by the qualified biologist and approved by P&D. Buffer 
reductions shall be based on the known natural history traits of the bird species, nest location, 
nest height, existing pre-construction level of disturbance in the vicinity of the nest, and proposed 
construction activities. All construction personnel shall be notified as to the location of the buffer 
zone and to avoid entering the buffer zone during the nesting season. No ground disturbing 
activities or vegetation removal shall occur within this buffer until the County-qualified biologist 
has confirmed that nesting is completed, the young have fledged and are no longer dependent 
on the nest, or the nest fails, and there is no evidence of a second nesting attempt; thereby 
determining the nest unoccupied or inactive. If birds protected under MBTA or CFGC are found to 
be nesting in construction equipment, that equipment shall not be used until the young have 
fledged and are no longer dependent on the nest, and there is no evidence of a second nesting 
attempt.   
 
PLAN REQUIREMENTS AND TIMING:  If construction must begin within the nesting season, then 
the pre-construction nesting bird survey shall be conducted no more than one week (7 days) prior 
to commencement of vegetation removal, grading, or other construction activities.  Active nests 
shall be monitored by the biologist at a minimum of once per week until it has been determined 
that the nest is no longer being used by either the young or adults, and there is no evidence of a 
second nesting attempt. Bird survey results and buffer recommendations shall be submitted to 
County Planning and Development for review and approval prior to commencement of grading or 
construction activities. The qualified biologist shall prepare weekly monitoring reports, which 
shall document nest locations, nest status, actions taken to avoid impacts, and any necessary 
corrective actions taken. Active nest locations shall be marked on an aerial map and provided to 
the construction crew on a weekly basis after each survey is conducted. Active nests shall not be 
removed without written authorization from USFWS and CDFW.   
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MONITORING:  P&D shall be given the name and contact information for the biologist prior to 
initiation of the pre-construction survey. Permit Compliance and P&D staff shall review the survey 
report(s) for compliance with this condition prior to the commencement of ground-disturbing 
activities and perform site inspections throughout the construction period to verify compliance in 
the field. 
 

With the incorporation of these measures, residual impacts would be insignificant. 
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significance of any object, building, structure, 
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a historical resource as defined in CEQA Section 
15064.5? 

 

  X 

 

b. Cause a substantial adverse change in the 
significance of a prehistoric or historic 
archaeological resource pursuant to CEQA 
Section 15064.5? 

 

X   
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located outside of formal cemeteries?  
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significance of a tribal cultural resource, defined 
in the Public Resources Code Section 21074 as 
either a site, feature, place, cultural landscape 
that is geographically defined in terms of the size 
and scope of the landscape, sacred place, or 
object with cultural value to a California Native 
American tribe, and that is: 

 
1) Listed or eligible for listing in the California 
Register of Historical Resources, or in a local 
register of historical resources as defined in 
Public Resources Code section 5020.1(k), or 
 
2) A resource determined by the lead agency, in 
its discretion and supported by substantial 
evidence, to be significant pursuant to criteria 
set forth in subdivision (c) of Public Resources 
Code Section 5024.1. In applying the criteria set 
forth in subdivision (c) of Public Resource Code 
Section 5024.1, the lead agency shall consider 
the significance of the resource to a California 
Native American tribe. 
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County Environmental Thresholds: Chapter 8 of the Santa Barbara County Environmental Thresholds and 
Guidelines Manual (January 2021) contains guidelines for the identification, significance evaluation, and 
mitigation of impacts to cultural resources, including archaeological, historic, and tribal cultural resources. 
In accordance with the requirements of CEQA, these guidelines specify that if a resource cannot be 
avoided, it must be evaluated for importance under specific CEQA criteria.  CEQA Section 15064.5(a)(3)A-
D contains the criteria for evaluating the importance of archaeological and historic resources.  Generally, 
a resource shall be considered by the lead agency to be “historically significant” if the resource meets the 
significance criteria for listing in the California Register of Historical Resources:  (A) Is associated with 
events that have made a significant contribution to the broad patterns of California’s history and cultural 
heritage; (B) Is associated with the lives of persons important in our past; (C) Embodies the distinctive 
characteristics of a type, period, region, or method of construction, or represents the work of an 
important creative individual, or possesses high artistic values; or (D) Has yielded, or may be likely to yield, 
information important in prehistory or history.  The resource also must possess integrity of at least some 
of the following: location, design, setting, materials, workmanship, feeling, and association.  For 
archaeological resources, the criterion usually applied is (D).   
 
CEQA calls cultural resources that meet these criteria “historical resources”. Specifically, a “historical 
resource” is a cultural resource listed in, or determined to be eligible for listing in, the California Register of 
Historical Resources, or included in or eligible for inclusion in a local register of historical resources, as defined 
in subdivision (k) of Section 5020.1, or deemed significant pursuant to criteria set forth in subdivision (g) of 
Section 5024.1. As such, any cultural resource that is evaluated as significant under CEQA criteria, whether it 
is an archaeological resource of historic or prehistoric age, a historic built environment resource, or a tribal 
cultural resource, is termed a “historical resource”. 
CEQA Guidelines Section 15064.5(b) states that “a project that may cause a substantial adverse change in the 
significance of an historical resource is a project that may have a significant effect on the environment.”  As 
defined in CEQA Guidelines Section 15064.5(b), substantial adverse change in the significance of an 
historical resource means physical demolition, destruction, relocation, or alteration of the resource or its 
immediate surroundings such that the significance of an historical resource would be materially impaired. 
The significance of an historical resource is materially impaired when a project: (1) demolishes or 
materially alters in an adverse manner those physical characteristics of an historical resource that convey 
its historical significance and that justify its inclusion in, or eligibility for, inclusion in the California Register 
of Historical Resources; (2) demolishes or materially alters in an adverse manner those physical 
characteristics that account for its inclusion in a local register of historical resources; or (3) demolishes or 
materially alters in an adverse manner those physical characteristics of a historical resource that convey 
its historical significance and that justify its eligibility for inclusion in the California Register of Historical 
Resources as determined by a lead agency for purposes of CEQA. 
 
For the built environment, a project that follows the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring, and 
Reconstructing Historic Buildings or the Secretary of the Interior’s Standards for Rehabilitation and 
Guidelines for Rehabilitating Historic Buildings (Weeks and Grimmer 1995), is generally considered as 
mitigated to an insignificant impact level on the historical resource. 
 

Existing Setting: For at least the past 10,000 years, the area that is now Santa Barbara County has been 
inhabited by Chumash Indians and their ancestors. Based on a Phase 1 Archaeological Assessment 
conducted by Dudek (2020), as well as records on file at the CCIC (Central Coast Information Center of the 
University of California, Santa Barbara), cultural resources are not located in the vicinity of the proposed 
project. Based on a records search conducted at the CCIC on November 10, 2020, no recorded 
archaeological sites are located within the project area. However, four cultural resources have been 
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previously identified within 1 mile of the project site. The Phase 1 archaeological survey conducted by 
Dudek did not identify any archaeological resources within the project are proposed for development. An 
extended Phase 1 was not undertaken as no cultural materials were observed, no previously recorded 
resources exist within or adjoining the project area, and the potential for buried cultural despots is low.  

 

The subject 92.2-acre parcel is currently vacant, so there is no potential for historic built resources. 
 
On December 6, 2021, a formal notice of application completeness for the proposed project was sent to 
Julie Tumamait-Stenslie, Chair, Barbareno/Ventureno Band of Mission Indians, and Kenneth Kahn, Tribal 
Chairman, Santa Ynez Band of Chumash Indians. The notice provided notification of the opportunity for 
consultation under Assembly Bill (AB) 52, and included a description of the proposed project and a 
summary of the Phase 1 study methods and results. To date, Santa Barbara County has received one tribal 
request, from the Tribal Elder’ Counsel for the Santa Ynez Band of Chumash Indians (SYBCI), to participate 
in government-to-government consultation pursuant to Public Resources Code (PRC) Section 21080.3.1 
and in accordance with the provisions of AB 52. Consultation began on December 23, 2021, and concluded 
on January 24, 2022. No reply was received from the Barbareno/Ventureno Band of Mission Indians. No 
tribal cultural resources (TCRs) were identified on the subject parcel.   
 
Impact Discussion: 
 
(a, b, c, d) Insignificant/Significant but Mitigable: Dudek staff archaeologists conducted a Phase I cultural 
resources survey on November 12, 2020. All exposed ground surfaces were surveyed using 3-meter (10-
foot) parallel transects. The proposed improvement areas were divided into three survey groups: building 
and grading area (Locus A), access road improvements (Locus B), and the septic system area (Locus C). 
According to the survey, exposed soils under scrub vegetation in Locus A accounted for approximately 20 
percent of the proposed improvement area and provided fair to good ground surface visibility (30-80 
percent). An open area in the center of Locus A accounted for approximately 80 percent of the proposed 
improvement area and provided good to excellent ground surface visibility (70-100 percent). Locus B is 
currently occupied by an access road with vegetation on both sides. Shovel scrapes were employed where 
needed to expose surface soils and careful attention was given to all barren ground. The exposed soils 
accounted for approximately 85 percent of the proposed improvement area and provided very good to 
excellent ground surface visibility (80-100 percent). Areas on either side of the existing access road 
intermittently occupied by scrub vegetation accounted for approximately 15 percent of the proposed 
improvement area and provided fair to good ground surface visibility (30-80 percent). Locus C is 
undeveloped with the exception of the existing well location. The improvement areas intended for the 
pipeline installation are sporadically to densely covered in upland scrub and the existing well area is 
barren. Shovel scrapes were employed where needed to expose surface soils and careful attention was 
given to barren ground near and around the existing well. The exposed soils under scrub vegetation 
accounted for approximately 70 percent of the proposed improvement area and provided fair to good 
ground surface visibility (30-80 percent). The barren area at and near the existing well accounted for 
approximately 30 percent of the proposed improvement area and provided good to excellent ground 
surface visibility (70-100 percent). No cultural material was observed within Locus A, B, or C.  
 
The survey stated that based on the generally good ground surface visibility and use of shovel scrapes in 
areas with more surface vegetation, the intensive archaeological survey results are considered to be 
reliable. Due to the absence of any prehistoric or historic remains identified within the proposed project 
site during background research and the intensive pedestrian survey under reliable conditions and that 
the NAHC Sacred Land Files search results were negative, the potential for unrecorded archaeological 
resources to exist within the proposed project site is considered low. However, the potential to encounter 
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unrecorded archaeological resources cannot be completely ruled out based on a lack of previous ground 
disturbance and the existence of four previously recorded archaeological sites within 1 mile of the 
proposed project site, the closest of which is located 780 meters (2,560 ft.) southeast of the proposed 
project site. The archaeological resources report contained recommended mitigation measures to ensure 
proper treatment of unknown cultural resources in the event that they are encountered during 
construction. Impacts are considered significant but mitigable with implementation of the mitigation 
measures listed below (MM 14 though MM 16). 
 
On January 24, 2022, the Santa Ynez Band of Chumash Indians (SYBCI) commented that the recommended 
mitigation measures contained in the archaeological resources report are important to ensure that no 
inadvertent discoveries are made, especially since there are several previously recorded archeological sites 
within 1000 meters of the area of potential effects. SYBCI requested to be notified of any unexpected 
discovery during ground disturbance and project construction, and provided no further comments or 
consultation requests. 
 
Cumulative Impacts: Since the project will not significantly impact cultural resources, it will not have a 
cumulatively considerable effect on the County’s cultural resources with implementation of the mitigation 
measures described below.  
 
Mitigation and Residual Impact: 

The following mitigation measures would reduce the project’s cultural resource impacts to an insignificant 
level:  

 MM 14. Cultural Resources Monitor and Pre-Construction Workshop. The Owner/Applicant shall 
 retain a P&D approved archaeologist to conduct spot-monitoring to include no less than two site 
 visits during ground disturbance construction activities, as well as on-call availability for response to 
 inadvertent discoveries. The P&D approved archaeologist shall conduct a pre-construction workshop 
 to be attended by construction supervisors and all equipment operators. During the workshop, the 
 archaeologist shall do the following: 
 

a. Identify the types of archeological materials that may be uncovered and provide examples of 
common artifacts to examine; 

b. Describe what would temporarily stop construction and for how long;  
c. Describe a reasonable “worst case” new discovery scenario such as the discovery of intact 

human remains;  
d. Explain reporting requirements and responsibilities of the construction supervisor; and  
e. Discuss prohibited activities including unauthorized collecting of artifacts. 

 
TIMING: Prior to issuance of a Land Use Permit, the Owner/Applicant shall submit for P&D review 
and approval, a contract or Letter of Commitment between the Owner/Applicant and the 
archaeologist, consisting of a project description and scope of work, and once approved, shall 
execute the contract.  MONITORING: The Owner/Applicant shall provide P&D compliance 
monitoring staff with the name and contact information for the assigned onsite monitor(s) prior to 
grading/building permit issuance and pre-construction meeting.  P&D compliance monitoring staff 
shall confirm monitoring by archaeologist and P&D grading inspectors shall spot check field work. 
 
MM 15. CulRes-09 Stop Work at Encounter.  The Owner/Applicant and/or their agents, 
representatives or contractors shall stop or redirect work immediately in the event archaeological 
remains are encountered during grading, construction, landscaping or other construction-related 
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activity.  The Owner/Applicant shall immediately contact P&D staff, and retain a P&D approved 
archaeologist and Native American representative to evaluate the significance of the find in 
compliance with the provisions of the County Archaeological Guidelines and conduct appropriate 
mitigation funded by the Owner/Applicant. PLAN REQUIREMENTS:  This condition shall be printed 
on all building and grading plans.  MONITORING:  P&D permit processing planner shall check plans 
prior to issuance of Land Use Permit and P&D compliance monitoring staff shall spot check in the 
field throughout grading and construction. 
 
MM 16. Unanticipated Discovery of Human Remains. In the unlikely event that human remains are 
encountered, construction in the area of the finding will cease and the Santa Barbara County Coroner 
shall be contacted to determine the age and the origin of the remains. A P&D approved physical 
anthropologist will assist the coroner to make the determination whether human remains are 
prehistoric or not. In the event the remains are Native American in origin, the NAHC will be contacted 
to determine necessary procedures for protection and preservation of the remains, including 
reburial, as provided in the CEQA Guidelines, Section 15064.5(e), “CEQA and Archaeological 
Resources,” CEQA Technical Advisory Series. Additionally, The Owner/Applicant shall immediately 
contact P&D staff, and retain a P&D approved archaeologist and Native American representative to 
evaluate the significance of the find in compliance with the provisions of the County Archaeological 
Guidelines and conduct appropriate mitigation funded by the Owner/Applicant. PLAN 
REQUIREMENTS: This condition shall be printed on all building and grading plans. MONITORING: 
P&D permit processing planner shall check plans prior to Issuance of Zoning Clearance for Grading, 
and P&D compliance monitoring staff shall spot check in the field throughout grading and 
construction. 

 
With the incorporation of these measures, residual impacts would be insignificant. 
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Poten. 
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No 
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Beneficial 

Impact 

Reviewed 
Under 
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Document 

a. Substantial increase in demand, especially 
during peak periods, upon existing sources of 
energy?  

  

X 

 
 

 

b. Requirement for the development or extension 
of new sources of energy?  

  
X 

 
 

 

 
Existing Setting: Electricity is provided to the subject parcel by Pacific Gas and Electric (PG&E). 
 
County Environmental Thresholds: The County has not identified significance thresholds for electrical 
and/or natural gas service impacts (Thresholds and Guidelines Manual).  Private electrical and natural gas 
utility companies provide service to customers in Central and Southern California, including the 
unincorporated areas of Santa Barbara County. 
 
Impact Discussion:   
 
(a,b) Insignificant: The County has not identified significance thresholds for electrical and/or natural gas 
service impacts (Thresholds and Guidelines Manual). The proposed project consists of the construction of one 
single-family dwelling and accessory structures. The proposed project will not result in a substantial increase 
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in energy demand especially during peak periods and no development or extension of new energy sources 
will be required. In summary, the project will have minimal long-term energy requirements, and no adverse 
impacts would result. Existing energy sources would have sufficient capacity to serve the project.  
 
Cumulative Impacts: The project’s contribution to the regionally significant demand for energy is not 
considerable, and is therefore insignificant.  
 
Mitigation and Residual Impact: No mitigation is required.  Residual impacts would be insignificant. 
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Will the proposal result in: 

Poten. 
Signif. 
and 

Unavoid. 

Signif. 
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No 
Impact / 
Beneficial 

Impact 

Reviewed 
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Document 

a. Introduction of development into an existing high 
fire hazard area or exposure of people or 
structures, either directly or indirectly, to a 
significant risk of loss, injury or death involving 
wildland fires? 

  X   

b. Project-caused high fire hazard?    X   

c. Introduction of development into an area without 
adequate water pressure, fire hydrants or 
adequate access for fire fighting? 

  X   

d. Require the installation or maintenance of 
associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines 
or other utilities) that may exacerbate fire risk 
or that may result in temporary or ongoing 
impacts to the environment?  

  X   

e. Introduction of development that will 
substantially impair an adopted emergency 
response plan, emergency evacuation plan, or 
fire prevention techniques such as controlled 
burns or backfiring in high fire hazard areas?  

  X   

f. Development of structures beyond safe Fire Dept. 
response time? 

  X   

 
Existing Setting: The project site, due to its location in a rural area with significant amounts of open space 
and flammable vegetation, is designated a high fire hazard area. High fire hazard areas are those regions of 
the County that are exposed to significant fuel loads, such as large areas of undisturbed native/naturalized 
vegetation. Standard Santa Barbara County Fire Department requirements for commercial development in 
designated high fire hazard areas are applicable to this property. Fire response services for the site will 
continue to be provided by Santa Barbara County Fire Station No. 38 located at 17200 Calle Mariposa 
Reina, Gaviota. Fire response time from this fire station is approximately thirty minutes. The subject 
property is one of several private inholdings within the Los Padres National Forest and is located just south of 
the crest of the Santa Ynez Mountains. The Forest Service, Pacific Southwest Region Fire and Aviation 
Management (FAM) is primarily responsible for fire suppression and management within the Los Padres 
National Forest lands and lands managed by Forest Service partners. 
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County Standards: The following County Fire Department standards are applied in evaluating impacts 
associated with the proposed development: 
 

¶ The emergency response thresholds include Fire Department staff standards of one on-duty 
firefighter per 4000 persons (generally 1 engine company per 12,000 people, assuming three 
firefighters/station).  The emergency response time standard is approximately 5-6 minutes. 

¶ Water supply thresholds include a requirement for 750 gpm at 20 psi for urban single family dwellings 
in urban and rural developed neighborhoods, and 500 gpm at 20 psi for dwellings in rural areas (lots 
larger than five acres). 

¶ The ability of the County’s engine companies to extinguish fires (based on maximum flow rates 
through hand held line) meets state and national standards assuming a 5,000 square foot structure.  
Therefore, in any portion of the Fire Department’s response area, all structures over 5,000 square feet 
are an unprotected risk (a significant impact) and therefore should have internal fire sprinklers. 

¶ Access road standards include a minimum width (depending on number of units served and whether 
parking would be allowed on either side of the road), with some narrowing allowed for driveways.  
Cul-de-sac diameters, turning radii and road grade must meet minimum Fire Department standards 
based on project type. 

¶ Two means of egress may be needed and access must not be impeded by fire, flood, or earthquake. 
 

A potentially significant impact could occur in the event any of these standards is not adequately met. 
 

Impact Discussion: 
 
Predictions about the long-term effects of global climate change in California include increased incidence 
of wildfires and a longer fire season, due to drier conditions and warmer temperatures. Any increase in 
the number or severity of wildfires has the potential to impact resources to fight fires when they occur, 
particularly when the state experiences several wildfires simultaneously. Such circumstances place 
greater risk on development in high fire hazard areas.   
 
(a-e) Insignificant: The existing development is currently served by Santa Barbara County Fire Station No. 38 
located at 17200 Calle Mariposa Reina in Gaviota. The response time to the project site from this station is 
approximately thirty minutes. The proposed project will not cause a significant fire hazard as it will be 
constructed and permitted in accordance with Santa Barbara County Fire Department standards, including 
the following: 1) the use of fire-resistant materials for new exterior construction, 2) all access ways shall be 
installed and made serviceable in compliance with County Fire Department requirements, 3) approval of plans 
for stored water fire protection system and hydrants; and 4) completion and maintenance of a minimum of 
100 feet of defensible space for all buildings and structures. These provisions would offset the slower 
emergency response time from the nearest fire station. Compliance with the Fire Department’s letter dated 
April 5, 2021 will ensure that all conditions regarding fire protection will be met, and that impacts would be 
insignificant. 
 
(d) Insignificant: The project will not affect fire prevention techniques such as controlled burns or 
backfires. 
 
Cumulative Impacts: Since the project will not create significant fire hazards, it will not have a 
cumulatively considerable effect on fire safety within the County.  
 
Mitigation and Residual Impact: No mitigation is required. Residual impacts would be insignificant. 
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No 
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Reviewed 
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a. Directly or indirectly cause potential 
substantial adverse effects, including the risk of 
loss, injury, or death involving exposure to or 
production of unstable earth conditions such as 
landslides, earthquakes, liquefaction, soil creep, 
mudslides, ground failure (including expansive, 
compressible, collapsible soils), or similar 
hazards?  

 

X  
 
 

 

b. Disruption, displacement, compaction or 
overcovering of the soil by cuts, fills or extensive 
grading?  

 

X  
 
 

 

c. Exposure to or production of permanent 
changes in topography, such as bluff retreat or 
sea level rise? 

 

  X 

 

d. Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature?  

 

  
X 
 

 

e. Any increase in wind or water erosion of soils, 
either on or off the site?  

 
X  

 
 

 

f. Changes in deposition or erosion of beach sands 
or dunes, or changes in siltation, deposition or 
erosion which may modify the channel of a river, 
or stream, or the bed of the ocean, or any bay, 
inlet or lake?  

 

X  
 
 

 

g. The placement of septic disposal systems in 
impermeable soils with severe constraints to 
disposal of liquid effluent?  

 

 X 
 
 

 

h. Extraction of mineral or ore?     X  

i. Excessive grading on slopes of over 20%?   X   

j. Sand or gravel removal or loss of topsoil?    X   

k. Vibrations, from short-term construction or 
long-term operation, which may affect adjoining 
areas?  

 

 X 
 
 

 

l. Excessive spoils, tailings or over-burden?     X  

 

Existing Setting: The project site is located in a portion of the County that is identified in the Seismic Safety 
and Safety Element as having a low potential for liquefaction, landslides, expansive soils, soil creep, and 
compressible/collapsible soils. The project site has a low potential for high groundwater and a moderate 
potential for seismic/tectonic activity. Its overall geological problems index is Category III (moderate). 
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County Environmental Threshold: Pursuant to the County’s Adopted Thresholds and Guidelines Manual, 
impacts related to geological resources may have the potential to be significant if the proposed project 
involves any of the following characteristics: 
 

1. The project site or any part of the project is located on land having substantial geologic 
constraints, as determined by P&D or PWD.  Areas constrained by geology include parcels located 
near active or potentially active faults and property underlain by rock types associated with 
compressible/collapsible soils or susceptible to landslides or severe erosion.  "Special Problems" 
areas designated by the Board of Supervisors have been established based on geologic 
constraints, flood hazards and other physical limitations to development. 

2. The project results in potentially hazardous geologic conditions such as the construction of cut 
slopes exceeding a grade of 1.5 horizontal to 1 vertical. 

3. The project proposes construction of a cut slope over 15 feet in height as measured from the 
lowest finished grade. 

4. The project is located on slopes exceeding 20% grade. 
 
Impact Discussion: 
 
(a) Significant but Mitigable: The Seismic Safety and Safety Element characterizes the project area as 
containing an overall Geologic Problems Index of Category III. Category III lands have moderate problems but 
would generally be suitable for all types of development. The project site is not underlain by any known fault. 
A Geotechnical Investigation Report dated November 5, 2019 (see Attachment 5), has been prepared by 
Pacific Materials Laboratory to ensure appropriate specifications for site preparation, grading, utility trenches, 
foundations, retaining walls, flatwork, drainage, and construction are implemented to ensure structural 
soundness and to comply with the California Building Code. The primary geotechnical concerns are the 
excavation characteristics of the soils, the suitability of the soils for use as fill and backfill, the stability of the 
soils during grading, and the erodible nature of the soils. The report concludes that the grading and 
construction of the proposed project are feasible from a soil-engineering perspective provided the 
recommendations contained in the Geotechnical Investigation Report are incorporated into the design and 
implemented during construction (Pacific Materials Laboratory, November 2019). Therefore, with the 
incorporation of Mitigation Measure No. 17 requiring adherence to the approved soils engineering study, 
impacts would be significant but mitigable. 
 
(b, e-f) Significant but Mitigable: Grading will include approximately 100 cubic yards of cut, and 240 cubic 
yards of fill. Total disturbed area will be approximately 18,200 square feet (0.42 acres); this calculation 
includes driveway improvements, construction areas, landscaped areas, and drainage improvements. At their 
nearest point, structures will be approximately 120 feet from an intermittent stream that transverses the 
western edge of the project site. This stream channel has the potential to be impacted by the proposed 
project, including redesign/replacement of an existing unpermitted culvert where a well access road crosses 
the intermittent stream. The grading and site preparation activities associated with the proposed project 
could have potentially significant impacts associated with increased wind or water erosion of the site. In order 
to mitigate potentially significant impacts resulting from proposed grading activities, Mitigation Measure No. 
18 below requires submittal of an Erosion and Sediment Control Plan (ESCP) using Best Management Practices 
(BMPs) designed to stabilize the site, prevent erosion, and convey storm water runoff to existing drainage 
systems keeping contaminants and sediment onsite. The Erosion and Sediment Control Plan will be a part of 
the Grading Plan submittal. With incorporation of this measure, impacts would be significant but mitigable. 
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(c-d, h, l) No Impact: The project site is located several miles away from the Pacific Ocean, and therefore, 
there will be no impacts with respect to sea level rise. There are no unique geologic, paleontologic, or physical 
features at the project site. No extraction of mineral ore is proposed as a part of the project and the project 
would not result in excessive spoils, tailings, or overburden. As a result, there would be no impacts. 
 
(g, i-k) Insignificant: The proposed project will not cause the placement of septic disposal systems in 
impermeable soils with severe constraints to disposal of liquid effluent. The single family dwelling and 
associated guest house will be served by a permitted, residential septic system built in accordance with 
Environmental Health Services requirements. No grading is proposed on slopes greater than 20 percent and 
the project will not involve the loss of topsoil. Construction of the proposed project is likely to produce some 
minor ground vibration associated with movement of large equipment and excavation. However, due to the 
scope of the proposed project, vibrations from short-term construction will be insignificant. Additionally, 
there are no sensitive receptors to noise or vibration within 1,000 feet of the project site. The long-term 
residential use does not include activities which will create vibration. As a result, impacts would be 
insignificant. 
 
Cumulative Impacts: Since the project will not result in significant geologic impacts after mitigation, and 
geologic impacts are typically localized in nature, it will not have a cumulatively considerable effect on 
geologic hazards within the County.  
 
Mitigation and Residual Impact: The following mitigation measures would reduce the project’s geologic 
impacts to an insignificant level: 
 
 MM 17. Geo-01b Soils Engineering Study. The Owner/Applicant shall submit a soils engineering 
 study addressing structure sites and access road(s) to determine structural design criteria. PLAN 
 REQUIREMENTS: The Owner/Applicant shall submit the study for P&D review and approval. 
 Elements of the approved study shall be reflected on grading and building plans as 
 required. TIMING: The Owner/Applicant shall submit the study prior to issuance of the Land Use 
 Permit. MONITORING: P&D permit processing planner and grading staff shall review the study. 
 The Owner/Applicant shall demonstrate that the submitted plans conform to required study 
 components. Grading and building inspectors shall ensure compliance in the field.  
 
 MM 18. Geo-02 Erosion and Sediment Control Plan.  Where required by the latest edition of the 
 California Green Code and/or Chapter 14 of the Santa Barbara County Code, a Storm Water 
 Pollution Prevention Plan (SWPPP), Storm Water Management Plan (SWMP) and/or an Erosion 
 and Sediment Control Plan (ESCP) shall be implemented as part of the project. Grading and 
 erosion and sediment control plans shall be designed to minimize erosion during construction and 
 shall be implemented for the duration of the grading period and until re-graded areas have been 
 stabilized by structures, long-term erosion control measures or permanent landscaping. The 
 Owner/Applicant shall submit the SWPPP, SWMP or ESCP) using Best Management Practices 
 (BMP) designed to stabilize the site, protect natural watercourses/creeks, prevent erosion, 
 convey storm water runoff to existing drainage systems keeping contaminants and sediments 
 onsite. The SWPPP or ESCP shall be a part of the Grading Plan submittal and will be reviewed for 
 its technical merits by P&D. Information on Erosion Control requirements can be found on the 
 County web site re: Grading Ordinance Chapter 14 (https://www.countyofsb.org/1042/Grading-
 Code) refer to Erosion and Sediment Control Plan Requirements; and in the California Green Code 
 for SWPPP (projects < 1 acre) and/or SWMP requirements. PLAN REQUIREMENTS:  The grading 
 and SWPPP, SWMP and/or ESCP shall be submitted for review and approved by P&D prior to 
 approval of land use clearances. The plan shall be designed to address erosion, sediment and 

https://www.countyofsb.org/1042/Grading-%09Code
https://www.countyofsb.org/1042/Grading-%09Code
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 pollution control during all phases of development of the site until all disturbed areas are 
 permanently stabilized. TIMING: The SWPPP requirements shall be implemented prior to the 
 commencement of grading and throughout the year. The ESCP/SWMP requirements shall be 
 implemented between November 1st and April 15th of each year, except pollution control 
 measures shall be implemented year round. MONITORING: P&D staff shall perform site 
 inspections throughout the construction phase. 
 
With the incorporation of these measures, residual impacts would be insignificant. 
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a. In the known history of this property, have there 
been any past uses, storage or discharge of 
hazardous materials (e.g., fuel or oil stored in 
underground tanks, pesticides, solvents or other 
chemicals)? 

 

 X 
 
 

 

b. The use, storage or distribution of hazardous or 
toxic materials?  

 
 X 

 
 

 

c. A risk of an explosion or the release of hazardous 
substances (e.g., oil, gas, biocides, bacteria, 
pesticides, chemicals or radiation) in the event of 
an accident or upset conditions?  

 

 X 
 
 

 

d. Possible interference with an emergency 
response plan or an emergency evacuation plan?  

 
 X 

 
 

 

e. The creation of a potential public health hazard?    X   

f. Public safety hazards (e.g., due to development 
near chemical or industrial activity, producing oil 
wells, toxic disposal sites, etc.)?  

 

  
X 
 

 

g. Exposure to hazards from oil or gas pipelines or oil 
well facilities?  

 
  

 
X 

 

h. The contamination of a public water supply?    X   

 
Existing Setting: The subject parcel does not contain or use any known hazardous materials in sufficient 
quantities to pose a public health risk. Properties which are known, or discovered, to contain hazardous 
materials are subject to the removal and/or treatment requirements of the California Fire Code. Within the 
County, the Environmental Health Services Hazardous Materials Unit (HMU) must review and approve any 
proposed plan to decontaminate a site found to contain a hazardous material. 

 
County Threshold: The County’s safety threshold addresses involuntary public exposure from projects 
involving significant quantities of hazardous materials. The threshold addresses the likelihood and severity 
of potential accidents to determine whether the safety risks of a project exceed significant levels.  
 
 
 
 
Impact Discussion: 
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(a-e, h) Insignificant:  The proposed project will result in the development of one single-family dwelling.  The 
use of common household materials (cleaners, garden and automotive products, etc.) on the project site will 
not result in significant hazardous materials/waste impacts or contaminate a public water supply. Traffic that 
will be generated by the project will not substantially interfere with emergency response capabilities to the 
project site or to other properties in the project area.   
 
(f-g) No Impact: No oil and/or gas pipelines or facilities are located on, or near, the subject parcel. 
Therefore, the proposed project would not impact public safety or exposure to hazards. 
 
Cumulative Impacts: Since the project will not create significant impacts with respect to hazardous 
materials and/or risk of upset, it will not have a cumulatively considerable effect on safety within the 
County.  
 
Mitigation and Residual Impact: No mitigation is required. Residual impacts would be insignificant. 
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a. Structures and/or land use incompatible with 
existing land use?  

   
X 

 

b. Cause a significant environmental impact due to 
a conflict with any applicable land use plan, 
policy, or regulation adopted for the purpose of 
avoiding or mitigating an environmental effect? 

 

X 

 

 

 

c. The induction of substantial unplanned population 
growth or concentration of population?  

   
X 

 

d. The extension of sewer trunk lines or access roads 
with capacity to serve new development beyond 
this proposed project?  

   

X 

 

e. Loss of existing affordable dwellings through 
demolition, conversion or removal? 

   
X 

 

f. Displacement of substantial numbers of existing 
people or housing, necessitating the construction 
of replacement housing elsewhere? 

   

X 

 

g.  Displacement of substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere?  

   

X 

 

h. The loss of a substantial amount of open space?     X  
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i. An economic or social effect that would result in a 
physical change? (i.e. Closure of a freeway ramp 
results in isolation of an area, businesses located in 
the vicinity close, neighborhood degenerates, and 
buildings deteriorate. Or, if construction of new 
freeway divides an existing community, the 
construction would be the physical change, but the 
economic/social effect on the community would 
be the basis for determining that the physical 
change would be significant.)  

   

X 

 

j. Conflicts with adopted airport safety zones?     X  

 

Impact Discussion: 
 
(a, c-j) No Impact: The project is not growth inducing, and does not result in the loss of affordable housing, 
loss of open space, or a significant displacement of people. The project does not involve the extension of a 
sewer trunk line, and does not conflict with any airport safety zones. The project is compatible with existing 
land uses. A single family dwelling and accessory structures are an allowed use in the AG-II-100 Zone District 
with a Land Use Permit. 
 
(b) Significant but Mitigable: The proposed project is subject to all applicable requirements and policies 
contained in the Gaviota Coast Plan, including several polices and development standards that are intended 
to avoid and/or mitigate environmental impacts to natural (biological) resources. Relevant policies and 
development standards from the Gaviota Coast Plan are provided in Section 9 below. As discussed in Section 
4.4 above, the proposed project will result in impacts to Environmentally Sensitive Habitat (ESH). Restoration 
of impacted ESH areas, consistent with Policy NS-11, is required through mitigation measure MM 1. 
Mitigation measures MM 2 through MM 13 will ensure protection of sensitive habitat, plant, and wildlife 
species; therefore the project is consistent with the policies protecting natural resources from the Gaviota 
Coast Plan. The Gaviota Coast Plan also identifies policies which require that development be sited to avoid 
visually prominent areas, minimize infrastructure requirements, and minimize fragmentation of the 
landscape. As discussed in Section 4.1 above, the project site was strategically positioned on the subject 
parcel in an area that minimizes grading quantities and that is not visible from any public viewing areas 
due to intervening topography and vegetation. No project components, including proposed structures 
and land alterations will be visible from any public viewing place, such as roads, highways, railroads, public 
and other open spaces, trails, beaches, or other recreation areas. In order to minimize infrastructure 
requirements, an existing private driveway will provide access to the proposed project, and the project 
was sited near the existing well. 
 
Mitigation and Residual Impact:  Mitigation measures MM 1 through MM 13 (see section 4.4 above for full 
descriptions) would reduce the project’s land use impacts to an insignificant level. 
 
Cumulative Impacts: The implementation of the project is not anticipated to result in any substantial 
change to the site’s conformance with environmentally protective policies and standards or have 
significant growth inducing effects.  Thus, the project will not cause a cumulatively considerable effect on 
land use. 
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a. Long-term exposure of people to noise levels 
exceeding County thresholds (e.g. locating 
noise sensitive uses next to an airport)?  

  

X 

 
 

 

b. Short-term exposure of people to noise levels 
exceeding County thresholds?  

 
X  

 
 

 

c. Project-generated substantial increase in the 
ambient noise levels for adjoining areas (either 
day or night)?  

  

X 

  

 

Existing Setting: The proposed project site is located outside of 65 dB(A) noise contours for roadways, public 
facilities, airport approach and take-off zones. Surrounding noise-sensitive uses consist of residential 
dwellings on adjacent parcels. The closest residence to the project site is located approximately 1,060 feet 
south of the project site. 
 
County Threshold:  Noise is generally defined as unwanted or objectionable sound which is measured on a 
logarithmic scale and expressed in decibels (dB(A)). The duration of noise and the time period at which it 
occurs are important values in determining impacts on noise-sensitive land uses. The Community Noise 
Equivalent Level (CNEL) and Day-Night Average Level (Ldn) are noise indices which account for differences in 
intrusiveness between day- and night-time uses. County noise thresholds are: 1) 65 dB(A) CNEL maximum for 
exterior exposure, 2) 45 dB(A) CNEL maximum for interior exposure of  noise-sensitive uses, and 3) an increase 
in noise levels by 3 db(A) – either individually or cumulatively when combined with other noise-generating 
sources when the existing (ambient) noise levels already exceed 65 db(A) at outdoor living areas or 45db(A) 
at interior living areas.  Noise-sensitive land uses include: residential dwellings; transient lodging; hospitals 
and other long-term care facilities; public or private educational facilities; libraries, churches; and places of 
public assembly. 
 
Noise  from  grading  and  construction  activity  proposed  within  1,600  feet  of  sensitive receptors,  including  
schools,  residential  development,  commercial  lodging  facilities, hospitals  or  care  facilities,  would  
generally  result  in  a  potentially  significant  impact. According to EPA guidelines average construction noise 
is 95 dB(A) at a 50' distance from the source. A 6 dB drop occurs with a doubling of the distance from the 
source. Therefore,  locations  within  1,600 feet of  the  construction  site  would  be affected  by  noise  levels  
over  65  dB(A). 
 

Impact Discussion: 
 
(a, c) Insignificant: The proposed project involves the construction of a single-family dwelling. Long-term 
noise generated onsite would not: 1) exceed County thresholds, or 2) substantially increase ambient noise 
levels in adjoining areas.  Noise sensitive uses on the project site would not be exposed to or impacted by off-
site noise levels exceeding County thresholds. Impacts would be insignificant. 
 
(b) Significant but Mitigable: Noise generated from heavy equipment during grading and construction can 
temporarily exceed County noise thresholds of 65 dB(A) CNEL for a distance of up to approximately 1,600 
feet. During grading and construction on the project site, temporary construction noise could result in 
significant, short-term noise impacts, which may affect nearby residents. Mitigation Measure MM 19 will 
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mitigate short-term construction-related noise impacts to an insignificant level by limiting construction hours. 
Further, short-term noise impacts will cease to occur upon project completion.  
 
Cumulative Impacts: The implementation of the project is not anticipated to result in any substantial 
noise effects. Therefore, the project will not contribute in a cumulatively considerable manner to noise 
impacts.  
 
Mitigation and Residual Impact:  The following mitigation measure would reduce the project’s noise impacts 
to an insignificant level: 
 

MM 19. Noise-02 Construction Hours. The Owner/Applicant, including all contractors and 
subcontractors shall limit construction activity, including equipment maintenance and site 
preparation, to the hours between 8:00 a.m. and 5:00 p.m., Monday through Friday. No 
construction shall occur on weekends or State holidays. Non-noise generating construction 
activities such as interior plumbing, electrical, drywall and painting (depending on the compressor 
noise levels) are not subject to these restrictions. Any subsequent amendment to the 
Comprehensive General Plan, applicable Community or Specific Plan, or Zoning Code noise 
standard upon which these construction hours are based shall supersede the hours stated herein. 
PLAN REQUIREMENTS: The Owner/Applicant shall provide and post a sign stating these 
restrictions at all construction site entries. TIMING: Signs shall be posted prior to commencement 
of construction and maintained throughout construction. MONITORING: The Owner/Applicant 
shall demonstrate that required signs are posted prior to grading/building permit issuance and 
pre-construction meeting. Building inspectors and permit compliance staff shall spot check and 
respond to complaints. 
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a. A need for new or altered police protection 
and/or health care services?  

  X   

b. Student generation exceeding school capacity?    X   

c. Significant amounts of solid waste or breach 
any federal, state, or local standards or 
thresholds relating to solid waste disposal and 
generation (including recycling facilities and 
existing landfill capacity)?  

  X   

d. The relocation or construction of new or 
expanded wastewater treatment facilities 
(sewer lines, lift-stations, etc.) the construction 
or relocation of which could cause significant 
environmental effects?  

  X   

e. The relocation or construction of new or 
expanded storm water drainage or water 
quality control facilities, the construction of 
which could cause significant environmental 
effects? 

  X   
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Existing Setting:  
 
Physical: The proposed project will develop a new single family dwelling on a parcel that is currently vacant. 
This location will be served by private sewage disposal. Police protection for the project site is provided by 
the County Sheriff’s Department. The closest emergency healthcare facilities are in Santa Ynez and Goleta. 

 
County Environmental Thresholds:  
 
Schools: A significant level of school impacts is generally considered to occur when a project would 
generate sufficient students to require an additional classroom.  
 
Solid Waste: A project is considered to result in significant impacts to landfill capacity if it would generate 
196 tons per year of solid waste. This volume represents 5% of the expected average annual increase in 
waste generation, and is therefore considered a significant portion of the remaining landfill capacity. In 
addition, construction and demolition waste from remodels and rebuilds is considered significant if it 
exceeds 350 tons. A project which generates 40 tons per year of solid waste is considered to have an 
adverse effect on solid waste generation, and mitigation via a Solid Waste Management Plan is 
recommended.  

 
Table 4.12.A: Typical Waste Generation During Construction 

Commercial Development Amounts in Pounds per Square foot 
Remodel 40 

Demolition 100 

New construction 25 

Residential Development Amounts in Pounds per Square foot 
Remodel 100 

Demolition 60 

New construction 15 

Note: These estimates are based on the US Environmental Protection Agency’s 1998 C&D 
study (Document: EPA530-R-98-010; June 1998) and data gathered by the San Luis Obispo 
Integrated Waste Management Authority in 2005 and 2006. 

 

Impact Discussion: 
 
(a, b) Insignificant: The proposed project involves the construction of a new 2,000 square foot single family 
dwelling, an 800 square foot guest house, two storage barns of 2,200 square feet and 864 square feet, and 
new landscaping. Proposed structural development on the project site will total 5,864 gross square feet. This 
amount and type of new development would not have a significant impact on existing police protection or 
health care services, and existing service levels are sufficient to serve the proposed project. The project will 
not generate the number of students (approximately 20) that would require an additional classroom. Further, 
school fees will be paid as required by State Law. 
 
(c) Insignificant: The proposed project will not generate solid waste in excess of County thresholds. Based on 
estimates shown in Table 4.12.A, new residential construction totaling 5,864 gross square feet would 
generate approximately 44 tons of construction waste ([5,864 sf  x 15 pounds/sq. ft.] / 2000 pounds/ton). As 
such, solid waste generated by project construction would not exceed the significance threshold of 350 tons. 
To calculate the project’s long-term solid waste generation associated with the new single-family dwelling, 
the following formula is used: 3.01 people/unit x # of units x 0.95 tons/year = tons/year/project (County 
Environmental Thresholds and Guidelines Manual). Therefore, project operation will generate an 
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estimated 2.86 tons of solid waste per year, which does not exceed the significance threshold of 196 tons 
per year. Therefore, solid waste impacts would be insignificant.   
  

(d, e) Insignificant: The project will not cause the need for new or altered sewer system facilities as it will 
include a new private septic system. The proposed project will create new impervious surfaces that could 
result in greater surface runoff from the site but the project site is located outside the NPDES area. The project 
includes stormwater control measures which will capture stormwater on the site and minimize impacts. 
Therefore, the project would have an insignificant impact on public facilities, either on a project-specific or 
cumulative basis. 
 

Cumulative Impacts: The County’s Environmental Thresholds were developed, in part, to define the point 
at which a project’s contribution to a regionally significant impact constitutes a significant effect at the 
project level. In this instance, the project has been found not to exceed the threshold of significance for 
public services. Therefore, the project’s contribution to the regionally significant demand for public 
services is not considerable, and is insignificant.  
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a. Conflict with established recreational uses of the 
area?  

  X   

b. Conflict with biking, equestrian and hiking trails?    X   

c. Substantial impact on the quality or quantity of 
existing recreational opportunities (e.g., overuse 
of an area with constraints on numbers of 
people, vehicles, animals, etc. which might safely 
use the area)?  

  X  
 

 

 
County Threshold/Setting:  The Thresholds and Guidelines Manual contains no threshold for park and 
recreation impacts. However, the Board of Supervisors has established a minimum standard ratio of 4.7 acres 
of recreation/open space per 1,000 people to meet the needs of a community. The Santa Barbara County 
Parks Department maintains more than 900 acres of parks and open spaces, as well as 84 miles of trails and 
coastal access easements. 
 
The project site is located at 2389 Refugio Road, known as APN 081-040-044, within the Gaviota Coast 
Plan Area of southern Santa Barbara County. The subject property is one of several private inholdings within 
the Los Padres National Forest and is located just south of the crest of the Santa Ynez Mountains. The project 
site is located southwest of Forest Route 5N 19 (commonly known as W. Camino Cielo) and directly south 
of a private roadway easement commonly known as Pennsylvania Avenue. Recreational activities within 
the Los Padres National Forest consist of but are not limited to hiking, mountain biking, horseback riding, 
and nature study along the crest of the Santa Ynez Mountain Range. The Gaviota Coast Plan shows a 
proposed ‘primary route’ trail following W. Camino Cielo. The proposed trail alignment for West Camino 
Cielo crest trail west of Refugio Road generally follows parcel boundaries and the historic alignment of 
West Camino Cielo Road west of Refugio Road—including along Pennsylvania Avenue, which is located 
adjacent to the northern boundary of the subject property. 
 
Impact Discussion:   
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(a-c) Insignificant: The proposed project will be developed on a privately-owned parcel with no history of 
public recreational use. There are no public biking, equestrian or hiking trails onsite. A proposed on-road trail 
is designated on Pennsylvania Avenue, which is adjacent to the entire northern boundary of the subject 
parcel. However, this private roadway easement has historically been gated from the public, therefore project 
implementation will not result in any conflicts with established recreational uses of the area, including biking, 
equestrian or hiking trails, nor would the project preclude the future establishment of a trail following this 
alignment in the future. Existing public accessways near the subject parcel such as Refugio Road and W. 
Camino Cielo would not become overused or obstructed as a result of the project. The population increase 
associated with project implementation would result in insignificant adverse impacts on the quality and 
quantity of existing recreational opportunities, both in the project vicinity and County-wide. Impacts would 
be insignificant.  
 
Cumulative Impacts: Since the project will not affect recreational resources, it will not have a cumulatively 
considerable effect on recreational resources within the County.  
 
Mitigation and Residual Impact: No mitigation is required. Residual impacts would be less than significant. 
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a. Conflict with a program, plan, ordinance, or 
policy addressing the circulation system, 
including transit, roadways, bicycle, and 
pedestrian facilities?  

  X  
 

 

b. Conflict or be inconsistent with CEQA Guidelines 
Section 15064.3(b)?  

  X  
 

 

c. Substantially increase hazards due to a 
geometric design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses 
(e.g., farm equipment)?  

  X  
 

 

d. Result in inadequate emergency access?    X  
 

 

 
Existing Setting: The subject parcel is located approximately 0.7 mile west of Refugio Road. Regional access 
is provided from Highway 101, which is connects to Refugio Road approximately six miles south of the 
project site. According to the Gaviota Coast Plan, Refugio Road is a two-lane road that connects Highway 
101 in Gaviota to State Highway 246 in Santa Ynez and is used mainly by residents of Refugio Canyon.  
 
County Thresholds: According to the County’s Environmental Thresholds and Guidelines Manual, a 
significant transportation impact would occur when:  
 

a. the project conflicts with a program, plan, ordinance, or policy addressing the circulation system, 
including transit, roadways, bicycle, and pedestrian facilities. 

b. the project conflicts or is inconsistent with CEQA Guidelines Section 15064.3(b). 
c. the project substantially increases hazards due to a geometric design feature (e.g., sharp curves 

or dangerous intersections) or incompatible uses (e.g., farm equipment). 



Moore Ranch New SFD, Guesthouse, and Barns 
Case Nos. 20LUP-00000-00040 and 22NGD-00000-00009 August 17, 2022 
Draft Mitigated Negative Declaration Page 44 

 

d. the project results in inadequate emergency access.  
 

Impact Discussion: 
 

(a) Insignificant: The Santa Barbara County Association of Governments (SBCAG) 2040 Regional 
Transportation Plan and Sustainable Communities Strategy (SBCAG, 2013) and the County’s Comprehensive 
Plan, zoning ordinances, capital improvement programs, and other planning documents contain 
transportation and circulation programs, plans, ordinances, and policies. A transportation impact occurs if a 
project conflicts with the overall purpose of an applicable transportation and circulation program, plan, 
ordinance, or policy, including impacts to existing transit systems and bicycle and pedestrian networks 
pursuant to Public Resources Code Section 21099(b)(1). The proposed project involves construction of a 
single-family dwelling on a parcel zoned for residential development. The project will not result in conflicts 
with an applicable Program, Plan, Ordinance, or Policy related to transportation, and therefore, will result in 
an insignificant impact.  
 
(b) Insignificant: Many agencies, including the County, use “screening criteria” to identify projects that 
would result in less than significant VMT impacts without conducting detailed VMT analyses and studies. 
The OPR Technical Advisory contains screening criteria for land use and transportation projects. The 
County uses these screening criteria, as shown in Table 4.14.A.  
 
Table 4.14.A: Screening Criteria for Land Use Projects 

Screening Categories Project Requirements to Meet Screening Criteria 

Small Projects A project that generates 110 or fewer average daily trips.¹ 

Locally Serving Retail A project that has locally serving retail uses that are 50,000 square feet or less, such as 
specialty retail, shopping center, grocery/food store, bank/financial facilities, fitness center, 
restaurant, or café. If a project also contains a non-locally serving retail use(s), that use(s) 
must meet other applicable screening criteria. 

Projects Located in a VMT 
Efficient Area 

A residential or office project that is located in an area that is already 15 percent below the 
county VMT (i.e., “VMT efficient area”). The County’s Project-Level VMT Calculator 
determines whether a proposed residential or office project is located within a VMT efficient 
area. 

¹The County calculates a project’s daily trips using the latest version of the Trip Generation Manual (Institute of Transportation 
Engineers) or locally valid trip rates approved by the County Public Works Department. Land uses with irregular or seasonal trip 
making characteristics, such as wineries or special event centers, should apply an annual average daily trip rate and provide a trip 
generation memo explaining how the project meets the screening criteria for small projects. 
Source: Table 2, Screening Criteria for Land Use Projects, County of Santa Barbara Environmental Thresholds and Guidelines 
Manual (Revised January 2021).  

 
The County presumes that land use projects meeting any of the screening criteria, absent substantial 
evidence to the contrary, would have less than significant VMT impacts and would not require further 
analysis. A single-component project (e.g., residence, office, or store) only needs to meet one of the 
screening criteria. 
 
Using the County’s VMT Tool, it was determined that the proposed project, which involves construction 
of a single-family dwelling, will result in fewer than 110 average daily trips.  The project meets the 
screening criteria for small projects, and therefore, is presumed to have insignificant impacts related to 
VMT.   
 

(c) Insignificant: The proposed project involves construction of a single-family dwelling and driveway 
improvements. The proposed driveway improvements are designed to be consistent with the County’s 
driveway standards, and will not result in hazards due to a geometric design feature. Further, the proposed 
project involves construction of a single-family dwelling on a parcel zoned to allow residential development, 
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and will not increase hazards due to incompatible uses. Therefore, the project will not result in hazards due 
to a geometric design feature or incompatible uses, and impacts will be insignificant. 
 
(d) Insignificant: The proposed driveway improvements included as part of the project are designed to 
comply with County and Santa Barbara County Fire Department standards and will not results in 
inadequate emergency access. Therefore, impacts related to emergency access are insignificant.  
 
Cumulative Impacts: The County’s Environmental Thresholds were developed, in part, to define the point 
at which a project’s contribution to a regionally significant impact constitutes a significant effect at the 
project level. In this instance, the project has been found not to exceed the threshold of significance for 
transportation. Therefore, the project’s contribution to the regionally significant transportation impacts 
is not considerable, and is insignificant.  
 
Mitigation and Residual Impact: No mitigation is required. Residual impacts would be less than significant. 
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a. Changes in currents, or the course or direction of 
water movements, in either marine or fresh 
waters?  

 X    

b. Changes in percolation rates, drainage patterns or 
the rate and amount of surface water runoff?  

 X    

c. Change in the amount of surface water in any 
water body?  

 X    

d. Discharge, directly or through a storm drain 
system, into surface waters (including but not 
limited to wetlands, riparian areas, ponds, 
springs, creeks, streams, rivers, lakes, estuaries, 
tidal areas, bays, ocean, etc) or alteration of 
surface water quality, including but not limited to 
temperature, dissolved oxygen, turbidity, or 
thermal water pollution?  

 X    

e. Alterations to the course or flow of flood water or 
need for private or public flood control projects?  

   X  

f. Exposure of people or property to water related 
hazards such as flooding (placement of project in 
100 year flood plain), accelerated runoff or 
tsunamis, sea level rise, or seawater intrusion?  

   X  

g. Alteration of the direction or rate of flow of 
groundwater?  

  X   

h. Change in the quantity of groundwater, either 
through direct additions or withdrawals, or 
through interception of an aquifer by cuts or 
excavations or recharge interference?  

  X   
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i. Overdraft or over-commitment of any 
groundwater basin? Or, a significant increase in 
the existing overdraft or over-commitment of any 
groundwater basin?  

  X   

j. The substantial degradation of groundwater 
quality including saltwater intrusion?  

  X   

k. Substantial reduction in the amount of water 
otherwise available for public water supplies?  

  X   

l. Introduction of storm water pollutants (e.g., oil, 
grease, pesticides, nutrients, sediments, 
pathogens, etc.) into groundwater or surface 
water? 

 X    

 

Existing Setting: Three intermittent unnamed streams cross over the subject parcel, flowing from north to 
south, as shown on the United States Geological Service (USGS) National Hydrography Dataset (NHD). Only 
one of the intermittent streams has the potential to be directly impacted by the proposed project, including 
redesign/expansion of an existing unpermitted culvert where a well access road crosses the intermittent 
stream. According to the Biological Assessment Report prepared by Dudek (see Attachment 3), the stream is 
ephemeral and subject to periodic rapid flows during rain and immediately after rain events. No water was 
observed in this stream by the Dudek biologist in June or July 2019; May, July, or November 2020, or April or 
August 2021. The width of the stream as measured at the OHWM averaged approximately 2 feet, ranging 
from 1 to 3 feet over its course. The stream is located entirely more than 120 feet from the proposed building 
site. There are no lakes or other surface waters within 1,000 feet of the project site. No portion of the subject 
parcel is within the 100 year flood zone. 
 
The Gaviota Coast comprises several watersheds and sub-watersheds with watercourses ranging from 
ephemeral to semi-perennial based upon the duration of surface water flow within them. Some of the 
watersheds on the Gaviota Coast provide potable water and irrigation supplies for ranches through surface 
water diversions, in addition to groundwater extraction via wells that tap bedrock aquifers or alluvial 
sediments that have accumulated along canyon floors. However, the Gaviota Coast lacks true aquifers so 
groundwater extraction is a limiting factor for development. 
 

County Thresholds: 
 
Water Resources Thresholds: A project is determined to have a significant effect on water resources if it 
would exceed established threshold values which have been set for each overdrafted groundwater basin. 
These values were determined based on an estimation of a basin’s remaining life of available water storage. 
If the project’s net new consumptive water use [total consumptive demand adjusted for recharge less 
discontinued historic use] exceeds the threshold adopted for the basin, the project’s impacts on water 
resources are considered significant.   
 
A project is also deemed to have a significant effect on water resources if a net increase in pumpage from a 
well would substantially affect production or quality from a nearby well. 
 
Water Quality Thresholds: A significant water quality impact is presumed to occur if the project:   
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¶ Is located within an urbanized area of the county and the project construction or redevelopment 
individually or as a part of a larger common plan of development or sale would disturb one (1) or 
more acres of land; 

¶ Increases the amount of impervious surfaces on a site by 25% or more; 

¶ Results in channelization or relocation of a natural drainage channel; 

¶ Results in removal or reduction of riparian vegetation or other vegetation (excluding non-native 
vegetation removed for restoration projects) from the buffer zone of any streams, creeks or 
wetlands;  

¶ Is an industrial facility that falls under one or more of categories of industrial activity regulated 
under the NPDES Phase I industrial storm water regulations (facilities with effluent limitation; 
manufacturing; mineral, metal, oil and gas, hazardous waste, treatment or disposal facilities; 
landfills; recycling facilities; steam electric plants; transportation facilities; treatment works; and 
light industrial activity); 

¶ Discharges pollutants that exceed the water quality standards set forth in the applicable NPDES 
permit, the Regional Water Quality Control Board’s (RWQCB) Basin Plan or otherwise impairs the 
beneficial uses1 of a receiving water body; 

¶ Results in a discharge of pollutants into an “impaired” water body that has been designated as 
such by the State Water Resources Control Board or the RWQCB under Section 303 (d) of the 
Federal Water Pollution Prevention and Control Act (i.e., the Clean Water Act); or 

¶ Results in a discharge of pollutants of concern to a receiving water body, as identified by the 
RWQCB. 
 

Impact Discussion 
 
(a-d, l) Significant but Mitigable: Redesign/expansion of the unpermitted culvert and improvement of the 
access road stream crossing will result in approximately 224 square feet (0.005 acres) of direct impacts to 
the ephemeral stream. These impacts would result in removal of silt from the stream channel and increase 
stream capacity, and therefore will result in an improvement of stream function over current conditions. 
The proposed installation of two 18-inch culverts will be able to accommodate runoff from a 25-year 
storm event (see Attachment 6). The impacts associated with the culvert redesign/expansion will be 
temporary and no vegetation removal or disturbance is anticipated. Additionally, the footprint of the 
proposed culvert is within an existing agricultural road that has been previously disturbed. As a result, 
impacts to the riparian habitat will be insignificant with the implementation of Mitigation Measure MM 5 
(Protection of Riparian ESH), discussed in Section 4.4 above. Additionally, Mitigation Measure MM 20, 
described below, will require the owner/applicant to obtain any necessary approvals from applicable State 
and Federal agencies prior to issuance of a Land Use Permit. 
 
The project will create minor amounts of additional storm water runoff as a result of newly constructed 
impermeable surfaces (i.e. structures, driveways, patios, etc.). Potential indirect impacts could occur to 
the stream located in the western and southern portion of the survey area as a result of construction site 
runoff. These impacts may include accidental pollutant/chemical spills or discharge of materials from the 
use of concrete, oil/gas, water runoff, or on-site fueling stations. To address potential impacts to aquatic 
resources in the project vicinity, Mitigation Measures MM 21 though MM 22 below are proposed, in 
addition to Mitigation Measures MM 2 (WEAP Training), MM 3 (Environmental Monitor), MM 5 

                                                           
1 Beneficial uses for Santa Barbara County are identified by the Regional Water Quality Control Board in the Water 
Quality Control Plan for the Central Coastal Basin, or Basin Plan, and include (among others) recreation, agricultural 
supply, groundwater recharge, fresh water habitat, estuarine habitat, support for rare, threatened or endangered 
species, preservation of biological habitats of special significance. 
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(Protection of Riparian ESH), and MM 18 (Erosion and Sediment Control Plan) discussed in Sections 4.4 
and 4.8 above. 
 
(e-f) No Impact: No public flood control projects would be required. The project site is located outside of 
the designated flood way and flood plain area. No exposure of people or property to water related 
flooding hazards would occur. Therefore, the project would have no impact related to flood hazards. 
 
(g-k) Insignificant: The project will be supplied with water for domestic uses and fire protection from an 
existing private onsite well which was drilled in 1985 and reviewed and approved by Environmental Health 
Services for domestic uses on April 1, 2021. The project will not result in a significant increase of water 
consumption or impacts to groundwater quality since the proposed project consists of one single family 
dwelling and accessory structures. Proposed landscaping included as a part of the project is subject to the 
California Water Conservation in Landscaping requirements. Water for the site will be pumped to four (4) 
new 5,000 gallon water tanks [one (1) tanks dedicated to fire suppression and three (3) dedicated to 
domestic use and fire suppression]. The limited extraction of groundwater to support the new residential 
and accessory development on the site will have a negligible effect on the quantity, quality, or direction 
or rate of flow of subsurface water. The project’s impact on water supplies is therefore insignificant. 
  

Cumulative Impacts: The County’s Environmental Thresholds were developed, in part, to define the point 
at which a project’s contribution to a regionally significant impact constitutes a significant effect at the 
project level. In this instance, the project has been found not to exceed the threshold of significance for 
water resources. Therefore, the project’s contribution to the regionally significant issues of water supplies 
and water quality is not considerable, and is insignificant.  
 

Mitigation and Residual Impact: The following mitigation measures would reduce the project’s water 
resource impacts to an insignificant level: 

 
 MM 20. Bio-08 Fish and Wildlife.  No alteration to stream channels or banks shall be permitted (no 
 Land Use Permit shall be issued) until the Owner/Applicant demonstrates receipt of all authorizations 
 from the California Department of Fish and Wildlife (CDFW), Regional Water Quality Control Board 
 (RWQCB), U.S. Army Corps of Engineers (USACE), and/or federal agencies for any planned alteration 
 to stream channels or banks including the approximately 224 square feet (0.005 acre) of direct 
 impacts associated with the ephemeral stream crossing improvements. PLAN REQUIREMENTS: This 
 condition shall be printed on all building and grading plans. TIMING: Permittee shall provide to P&D 
 copies of approvals obtained from CDFW, RWQCB, USACE, and/or federal agencies prior to issuance 
 of Land Use Permit.  
 

 MM 21. WatConv-04 Equipment Storage-Construction. The Owner/Applicant shall designate a 
 construction equipment filling and storage area(s) to contain spills, facilitate clean-up and proper 
 disposal and prevent contamination from discharging to the storm drains, street, drainage 
 ditches, creeks, or wetlands. The areas shall be no larger than 50 x 50 foot unless otherwise 
 approved by P&D and shall be located at least 100 feet from any storm drain, waterbody or 
 sensitive biological resources. PLAN REQUIREMENTS: The Owner/Applicant shall designate the 
 P&D approved location on all Land Use, Grading, and Building permits. TIMING: The 
 Owner/Applicant shall install the area prior to commencement of construction. MONITORING: 
 P&D compliance monitoring staff shall ensure compliance prior to and throughout construction. 

 
MM 22. WatConv-05 Equipment Washout-Construction. The Owner/Applicant shall designate a 
washout area for the washing of concrete trucks, paint, equipment, or similar activities to prevent 
wash water from discharging to the storm drains, street, drainage ditches, creeks, or wetlands. 
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Note that polluted water and materials shall be contained in this area and removed from the site 
bi-monthly. The area shall be located at least 100 feet from any storm drain, water body, or 
sensitive biological resources. PLAN REQUIREMENTS: The Owner/Applicant shall designate the 
P&D approved location on all Land Use, Grading, and Building permits. TIMING: The 
Owner/Applicant shall install the area prior to commencement of construction. MONITORING: 
P&D compliance monitoring staff shall ensure compliance prior to and throughout construction. 

 

With the incorporation of these measures, residual impacts would be insignificant. 
 

рΦл LbChwa!¢Lhb {h¦w/9{ 
 

5.1 County Departments Consulted: 
 Police, Fire, Public Works, Flood Control, Parks, Environmental Health, Special Districts, 
 Regional Programs 
 
5.2 Comprehensive Plan: 

X Seismic Safety/Safety Element   Conservation Element 

 Open Space Element  X Noise Element 

 Coastal Plan and Maps   Circulation Element 

X ERME    

 
5.3 Other Sources: 

X Field work   Ag Preserve maps 

X Calculations  X Flood Control maps 

X Project plans  X Other technical references 

 Traffic studies          (reports, survey, etc.) 

X Records  X Planning files, maps, reports 

X Grading plans  X Zoning maps 

X Elevation, architectural renderings  X Soils maps/reports 

X Published geological map/reports  X Plant maps 

X Topographical maps  X Archaeological maps and reports 

    Other 
 

сΦл twhW9/¢ {t9/LCL/ όǎƘƻǊǘπ ŀƴŘ ƭƻƴƎπǘŜǊƳύ !b5 /¦a¦[!¢L±9 Lat!/¢ 
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The proposed project does not have potential impacts that cannot be feasibly mitigated to insignificant 
levels.  
 
I. Project-Specific Impacts which are of unavoidable significance levels: None  
 
II. Project-Specific Impacts which are potentially significant but can be reduced to insignificant levels with 
incorporation of mitigation measures: Biological Resources, Cultural Resources, Geologic Processes, Land 
Use, Noise, Water Resources/Flooding. 
 
III. No potentially significant adverse cumulative impacts have been identified. 
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Will the proposal result in: 

Poten. 
Signif. 
and 

Unavoid. 

Signif. 
But 

Mitigable 

 
Insignif. 

No 
Impact / 
Beneficial 

Impact 

Reviewed 
Under 

Previous 
Document 

1. Does the project have the potential to 
substantially degrade the quality of the 
environment, substantially reduce the habitat of 
a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal 
community, substantially reduce the number or 
restrict the range of a rare or endangered plant or 
animal, contribute significantly to greenhouse gas 
emissions or significantly increase energy 
consumption, or eliminate important examples of 
the major periods of California history or 
prehistory?  

 X    

2. Does the project have the potential to achieve 
short-term to the disadvantage of long-term 
environmental goals?  

  X   

3. Does the project have impacts that are 
individually limited, but cumulatively 
considerable?  (“Cumulatively considerable” 
means that the incremental effects of a project 
are considerable when viewed in connection with 
the effects of past projects, the effects of other 
current projects and the effects of probable 
future projects.) 

  X   

4. Does the project have environmental effects 
which will cause substantial adverse effects on 
human beings, either directly or indirectly?  

 X    

5. Is there disagreement supported by facts, 
reasonable assumptions predicated upon facts 
and/or expert opinion supported by facts over the 
significance of an effect which would warrant 
investigation in an EIR ? 

  X   

 

1. As discussed in this document, the proposed project has the potential to substantially degrade 
the quality of the environment. However, mitigation measures proposed in these sections will 
reduce project impacts to insignificant levels. With incorporation of the mitigation measures 
identified in this document, the project will not substantially reduce the habitat of a fish or wildlife 
species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, substantially reduce the number or restrict the range of 
a rare or endangered plant or animal, contribute significantly to greenhouse gas emissions or 
significantly increase energy consumption, or eliminate important examples of the major periods 
of California history or prehistory.  
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2. There are no short-term environmental goals that will be achieved by the proposed project to the 
disadvantage of long-term environmental goals. 
 

3. As discussed throughout this document, the project does not have any impacts that are 
individually limited, but cumulatively considerable. Any contribution of the project to significant 
cumulative impacts will be adequately reduced by mitigation measures identified to address 
project-specific impacts. 
 

4. The project will allow for the construction of a 2,000 square foot single family dwelling, an 800 
square foot guesthouse, a 2,200 square foot storage barn, and an 864 square foot storage barn. 
Proposed driveway improvements include a new turnout area and an approximately 50-foot 
paved section. An existing unpermitted culvert, which is located west of the proposed dwelling 
and runs under an existing well access road, will be permitted and expanded as a part of the 
project. As discussed in this document, with implementation of identified required mitigation 
measures, all impacts to human beings, either directly or indirectly, will be adequately reduced to 
less than significant levels. 
 

5. There is no known disagreement among experts regarding the projects impacts. 

уΦл twhW9/¢ ![¢9wb!¢L±9{ 
  
 Not applicable. 
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Zoning  
  

The proposed project is consistent with the requirements of the Santa Barbara County Land Use 
and Development Code (Inland Zoning Ordinance). The AG-II-100 zoning of the site allows for the 
development of a single family dwelling and accessory structures with the approval of a Land Use 
Permit.  

  
Comprehensive Plan  

  
The project is subject to all applicable requirements and policies under the Santa Barbara County 
Land Use and Development Code and the County’s Comprehensive Plan, including the Gaviota 
Coast Plan. The following policies and development standards, among others, are applicable to 
the proposed project: 
 

¶ Land Use Development Policy No. 4: Prior to issuance of a development permit, the 
County shall make the finding, based on information provided by environmental 
documents, staff analysis, and the applicant, that adequate public or private services and 
resources (i.e., water, sewer, roads, etc.) are available to serve the proposed 
development. The applicant shall assume full responsibility for costs incurred in service 
extensions or improvements that are required as a result of the proposed project. Lack of 
available public or private services or resources shall be grounds for denial of the project 
or reduction in the density otherwise indicated in the land use plan. Affordable housing 
projects proposed pursuant to the Affordable Housing Overlay regulations, special needs 
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housing projects or other affordable housing projects which include at least 50% of the 
total number of units for affordable housing or 30% of the total number of units 
affordable at the very low income level shall be presumed to be consistent with this  policy 
if the project has, or is conditioned to obtain all necessary can and will serve letters at  the 
time of final map recordation, or if no map, prior to issuance of land use permits. 
 

¶ Hillside and Watershed Protection Policy No. 1: Plans for development shall minimize 
cut and fill operations. Plans requiring excessive cutting and filling may be denied if it is 
determined that the development could be carried out with less alteration of the natural 
terrain. 
 

¶ Hillside and Watershed Protection Policy No. 2: All developments shall be designed to fit 
the site topography, soils, geology, hydrology, and any other existing conditions and be 
oriented so that grading and other site preparation is kept to an absolute minimum. 
Natural features, landforms, and native vegetation, such as trees, shall be preserved to 
the maximum extent feasible. Areas of the site which are not suited to development 
because of known soil, geologic, flood, erosion or other hazards shall remain in open 
space. 

¶ Hillside and Watershed Protection Policy No. 7: Degradation of the water quality of 
groundwater basins, nearby streams, or wetlands shall not result from development of 
the site. Pollutants, such as chemicals, fuels, lubricants, raw sewage, and other harmful 
waste, shall not be discharged into or alongside coastal streams or wetlands either during 
or after construction. 
 

¶ Historical and Archaeological Policy No. 2: When developments are proposed for parcels 
where archaeological or other cultural sites are located, project design shall be required 
which avoids impacts to such cultural sites if possible. 
 

¶ Parks/Recreation Policy No. 4: Opportunities for hiking and equestrian trails should be 
preserved, improved, and expanded whenever compatible with surrounding uses. 
 

¶ Visual Resources Policy No. 2: In areas designated as rural on the land use plan maps, the 
height, scale, and design of structures shall be compatible with the character of 
surrounding natural environment, except where technical requirements dictate 
otherwise. Structures shall be subordinate in appearance to natural landforms; shall be 
designed to follow natural contours of the landscape; and shall be sited so as not to 
intrude into the skyline as seen from public viewing places. 

 

¶ Gaviota Coast Plan Policy NS-2: Natural Resources Protection. (INLAND) Environmentally 
Sensitive Habitat (ESH) areas and important or sensitive biological and natural resources 
shall be protected to the maximum extent feasible. Where special-status plant and animal 
species are found pursuant to the review of a discretionary project, the habitat in which 
the sensitive species is located shall be preserved to the maximum extent feasible. 
Development in areas adjacent to ESH areas and parks and recreation areas shall be sited 
and designed to prevent impacts which would significantly degrade those areas, and shall 
be compatible with the continuance of those habitat and recreation areas. 
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¶ Gaviota Coast Plan Policy NS-4: ESH Criteria and Habitat Types. (INLAND)The following 
criteria are used in determining which habitats in the Gaviota Coast Plan area warrant the 
Environmentally Sensitive Habitat Area overlay designation: 

1) Unique, rare, or fragile communities which should be preserved to ensure their 
survival in the future, e.g., dune vegetation, native grasslands. 

2) Rare and endangered species habitats that are also protected by Federal and 
State laws, e.g., harbor seal rookeries and haul out areas. 

3) Plant community ranges that are of significant scientific interest because of 
extensions of range, or unusual hybrid, disjunct, and relict species. 

4) Sensitive wildlife habitats which are vital to species survival, e.g., White-tailed 
Kite habitat, butterfly trees. 

5) Outstanding representative natural communities that have values ranging from a 
particularly rich flora and fauna to an unusual diversity of species. 

6) Areas with outstanding educational values that should be protected for scientific 
research and educational uses now and in the future, e.g., Naples Reef. 

7) Areas that are important because of their biological productivity such as 
wetlands, kelp beds, and intertidal areas. 

8) Areas that are structurally important in protecting natural landforms and species, 
e.g., dunes which protect inland areas, riparian corridors that protect stream 
banks from erosion and provide shade, kelp beds which provide cover for many 
species. 

Specific biological habitats are considered environmentally sensitive and shall be subject 
to the provisions of the Environmentally Sensitive Habitat (ESH) and Environmentally 
Sensitive Habitat Gaviota (ESH GAV) Overlays including qualifying habitat that exists 
outside of the mapped ESH and ESH GAV overlays. A general guideline for inclusion is 
those plant communities that have a California Natural Diversity Database (CNDDB) rarity 
ranking of G1, S1, G2, S2, G3, or S3. Two habitat types have been included due to their 
sensitive nature within the county, although they do not meet the rarity ranking criterion 
(i.e., Coast Live Oak Woodlands and Western rush marshes). Additional sensitive wildlife 
habitats are also listed. The list includes, but is not limited to: 

1) Native Forests and Woodlands including, but not limited to: madrone forest, 
tanoak forest, black cottonwood forest, Bishop pine forest, sycamore  woodlands, 
coast live oak woodland, Valley oak, red willow thickets, and California bay forest; 

2) Rare Native Chaparral and Coastal Scrub Habitats, including, but not limited to: 
Burton  Mesa shrubland chaparral, central maritime chaparral, wart leaf 
Ceanothus chaparral, giant Coreopsis scrub, bush monkeyflower scrub, California 
brittle bush scrub, sawtooth goldenbush scrub, silver dune lupine-mock heather 
scrub, lemonade berry scrub, and white sage scrub; 

3) Rare Native Grassland and Herbaceous vegetation, including, but not limited to: 
Dune  mats, Western rush marshes, meadow barley patches, giant wildrye 
grassland, creeping ryegrass turfs, foothill needlegrass grasslands, purple 
needlegrass grasslands; 

4) Coastal Wetlands, including, but not limited to: estuarine, riverine and riparian 
habitats; 

5) Marine mammal haulouts; 
6) Monarch butterfly habitat; 
7) Raptor nesting and breeding areas; and 
8) Special status species habitats. 
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¶ Gaviota Coast Plan Policy NS-7: Riparian Vegetation. (INLAND) Riparian vegetation shall 
be protected to the maximum extent feasible. Riparian vegetation shall not be removed 
except where clearing is necessary for the maintenance of existing roads and/or free 
flowing channel conditions, the removal of invasive exotic species, stream/creek 
restoration, or the provision of essential public services. Any unavoidable riparian 
vegetation removal conducted in compliance with the activities identified by this policy 
shall be conducted in compliance with the Environmentally Sensitive Habitat and resource 
protection policies and provisions of the Gaviota Coast Plan, the Comprehensive Plan, and 
the Local Coastal Program. 
 

¶ Gaviota Coast Plan Policy NS-10: Habitat Buffers. (INLAND) Buffer policies should be 
flexible and consider the purpose, ecological benefit, and context of the buffer as well as 
the use of the land next to the buffer. 
 

¶ Gaviota Coast Plan Policy NS-11: Restoration. (INLAND) Biological impacts shall be 
avoided to the maximum extent feasible. In cases where adverse impacts to biological 
resources cannot be avoided after impacts have been minimized, restoration shall be 
required. A minimum replacement ratio shall be required to compensate for the 
destruction of native habitat areas or biological resources. The area or units to be 
restored, acquired, or dedicated for a permanent protective easement shall exceed the 
biological value of that which is destroyed. Where onsite restoration is infeasible or not 
beneficial with regard to long-term preservation of habitat, an offsite easement and/or 
alternative mitigation measures that provide adequate quality and quantity of habitat and 
will ensure long-term preservation shall be required. 
 

¶ Gaviota Coast Plan Development Standard NS-2: ESH Setbacks and Buffers. (INLAND) 
Mapped riparian ESH-GAV overlay areas shall have a development area setback buffer of 
100 feet from the edge of either side of the top-of-bank of creeks or the existing edge of 
riparian vegetation, whichever is further. Development within other ESH areas shall be 
required to include setbacks or undeveloped buffer zones from these areas as part of the 
proposed development, except where setbacks or buffers would preclude reasonable use 
of the parcel. In determining the location, width and extent of setbacks and/or buffer 
areas, the County’s biological resources and/or vegetation maps and other available data 
shall be used (e.g., maps, studies, or observations). Appropriate public recreational trails 
may be allowed within setbacks or buffer areas. 
 
Required buffers for ESH-GAV may be adjusted upward or downward on a case-by-case 
basis but shall not preclude reasonable use of a parcel. The buffer shall be established 
based on an investigation of the following factors and, when appropriate, after 
consultation with the Department of Fish and Wildlife and Regional Water Quality Control 
Board, if required, in order to protect the biological productivity and water quality of 
streams: 

o Demonstration of a net environmental benefit; 
o Existing vegetation, soil type and stability of stream corridors;  
o How surface water filters into the ground; 
o Slope of the land on either side of the stream; 
o Location of the 100 year flood plain boundary; and 
o Consistency with adopted Gaviota Coast Plan and Comprehensive Plan policies. 
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¶ Gaviota Coast Plan Development Standard NS-5: Wetlands. (INLAND) If potentially 
jurisdictional wetlands or waters are found on or adjacent to a project site in the Plan Area 
and have potential to be impacted by implementation of the project, a formal wetlands 
delineation of the project site, focused on the area to be disturbed and/or affected by the 
project, shall be completed following the methods outlined in the United States Army 
Corps of Engineers (USACE) 1987 Wetlands Delineation Manual and the Regional 
Supplement to the USACE Delineation Manual for the Arid West Region (USACE 2008). A 
determination of the presence/absence and boundaries of any Waters of the U.S. and 
Waters of the State shall also be completed following the appropriate USACE guidance 
documents for determining Ordinary High Water Mark boundaries. The limits of any 
riparian habitats on-site under the sole jurisdiction of California Department of Fish and 
Wildlife shall also be delineated, as well as any special aquatic sites that may not be within 
the USACE jurisdiction under the Clean Water Act or meet federal jurisdictional criteria but 
are regulated by Federal Endangered Species Act, California Endangered Species Act, 
Regional Water Quality Control Board, and/or California Coastal Commission (CCC). 
 
Mitigation for unavoidable impacts to wetlands and waters shall be based on the impacted 
type of wetland and project design. Mitigation should prevent any net loss of wetland 
functions and values of the impacted wetland. Plan Policy NS-11 requires a replacement 
ratio to compensate for the destruction of native habitat and biological resources that 
exceeds the biological value of that which is destroyed. However, the resource agencies 
may require higher mitigation ratios depending on the type and quality of resource 
impacted. Mitigation ratios for impacts to wetlands and riparian habitat are typically 
around 2:1 or 3:1, but can be as high as 8:1 for especially rare or valuable wetland types 
such as vernal pools. 
 

¶ Gaviota Coast Plan Development Standard CS-1: Phase 1 Archaeological Surveys. A Phase 
1 archaeological survey shall be performed when identified as necessary by a County 
archaeologist or contract archaeologist. The survey shall include all areas of the project 
that would result in ground disturbance. The content, format, and length of the Phase 1 
survey report shall be consistent with the nature and size of the project and findings of the 
survey. 
 

¶ Gaviota Coast Plan Policy LU-10: Development Siting. (INLAND) Development shall be 
sited to the maximum extent possible to: 1) avoid environmentally sensitive habitat, 2) 
avoid visually prominent areas, 3) minimize infrastructure requirements and/or 
redundancy, and 4) minimize fragmentation of the landscape. 
 

¶ Gaviota Coast Plan Policy Vis-2: Visually Subordinate Development. Development shall 
be visually subordinate to the natural and agricultural environment as seen from public 
viewing places. Visual subordinance shall be achieved through adherence to the Site 
Design Hierarchy and Design Guidelines. “Visually subordinate” is defined as development 
that is partially visible but not dominant or disruptive in relation to the surrounding 
landscape as viewed from a public viewing place. 

 

¶ Gaviota Coast Plan Development Standard TEI-7: Onsite Wastewater Treatment System 
Locations. (INLAND) Onsite wastewater treatment systems and other potential sources of 
water pollution shall be a minimum of 100 feet from the edge of either side of top-of-bank 
or existing edge of riparian vegetation, whichever is further. Modifications to existing and 


